CHAPTER 4
ENVIRONMENTAL ANALYSIS
4.1

LAND USE AND PLANNING

4.1.1

Introduction and Methodology

The following discussion focuses on the project-specific impacts to land use and planning that
would result from the proposed The Inns at Buena Vista Creek project (project). This section
outlines existing plans and policies that are aimed at reducing environmental impacts and provides
a consistency analysis to determine the project’s relationship to those regulations.
The existing land uses were analyzed based on a review of aerial photographs and site visits. In
order to analyze potential compatibility impacts to planning documents and policies, research into
each applicable plan and policy was conducted.

4.1.2

Existing Conditions

Existing Uses
As described in Section 2.2, Existing Site Characteristics, the project site is currently
undeveloped. No previous development has been documented for the project site. The entire
project site has been disturbed by several separate grading operations, including the
construction of the State Route 78 (SR-78) and Jefferson Street interchange; realignment and
dredging of Buena Vista Creek; stockpiles of dredged material from Buena Vista Lagoon;
construction of the Buena Vista Pump Station; and installation of storm drain improvements
to convey runoff to Buena Vista Creek. There are no existing land uses on the project site (refer
to Figure 2-3, Aerial Photograph).
Surrounding Areas
The project site is located in an urban setting and is surrounded by existing development and major
transportation corridors. As shown on Figure 2-4, Existing Land Uses, surrounding land uses
include SR-78 and commercial uses (including the Home Depot Garden Center and various tenants
in the Pacific Coast Plaza and El Camino North center) to the north; Buena Vista Creek and a
portion of Tthe Westfield Carlsbad Shopping CenterShoppes at Carlsbad Mall Parking Lot to the
east; Buena Vista Creek’s southern embankment and commercial uses (North County Plaza and
Tthe Westfield Carlsbad Shopping CenterShoppes at Carlsbad Mall Parking Lot) to the south; and
the Buena Vista Sewer Lift Station, Jefferson Street, and Buena Vista Lagoon to the west of the
site. Residential uses are located to the south and north of the site beyond the limits of the existing
commercial development and transportation corridors (refer to Figure 2-4, Existing Land Uses).
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Regulatory Setting
Several local and regional plans regulate development of the project area. Plans pertaining to the
proposed project are identified below.
City of Oceanside General Plan
The State of California requires each city to have a general plan to guide its future, and mandates
that the plan be updated periodically to assure relevance and utility. The City of Oceanside
(Oceanside) General Plan is the primary source of long-range planning and policy direction that is
used to guide development within the city and serves as a policy guide for determining the
appropriate physical development and character of Oceanside. The plan is founded on the
community’s vision for the City of Oceanside and expresses the community’s long-range goals.
The Oceanside General Plan contains 10 elements: Land Use (adopted 1989), Circulation (adopted
2012), Recreational Trails (adopted 1996), Housing (adopted 2013), Environmental Resource
Management (adopted 1975), Public Safety (adopted 1975), Noise (adopted 1974), Community
Facilities (adopted 1990), Hazardous Waste Management (adopted 1990), and Military
Reservation (adopted 1981) (City of Oceanside 1989, 2012, 1996, 2013, 1975a, 1975b, 1974,
1990a, 1990b, 1981). Each of the General Plan elements contains goals for the future of the City.
In addition, the General Plan contains a Land Use Map (see Figure 4.1-1, Existing General Plan
Land Use Map) (City of Oceanside 2009a), which depicts the planned land uses within the City of
Oceanside, and the land use designations are described through policies.
Land Use Element
The Land Use Element and Land Use Map identify the type of land uses that have been planned
for within the City of Oceanside. The purpose of the Land Use Element is to describe present and
planned land use activity that has been designed to achieve the community’s long-range objectives
for the future. The Land Use Element and Map identify the proposed general distribution, location,
and extent of land uses such as industrial, commercial, residential, institutional, agricultural, open
space, and community facilities. The element contains goals, objectives, policies, and
implementation programs, along with maps and diagrams that outline the future land uses within
the City of Oceanside. The element also provides direction related to how future development
would occur, such as the intensity/density and character of new development. The proposed project
site is designated as Special Commercial (SC). The SC designation is used for sites within and/or
adjacent to areas with unique characteristics, such as scenic areas, historic areas, freeway offramps, the coastal zone, and other unique or special uses.
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Circulation Element
The purpose of the Circulation Element is to ensure that the Oceanside Master Transportation Plan
and its implementation policies and programs would safely and efficiently accommodate the
growth envisioned in the Land Use Element. The Oceanside Master Transportation Plan has been
incorporated as a subsection to the Circulation Element and serves as the main policy tool,
designating future road improvements, extensions, and special intersection design treatments. One
Circulation Element Regional Roadway is located adjacent to the project site: SR-78, a six-lane
divided freeway.
Recreational Trails Element
The Recreational Trails Element provides provisions for, and maintenance of, pedestrian, bicycle,
and equestrian trail systems throughout the City of Oceanside. The purpose of the Recreational
Trails Element is to provide goals and objectives that would improve the operation and design of
the City of Oceanside’s trail system for bicycles, pedestrians, and equestrians. The project site is
located immediately north of Buena Vista Creek and just east of Buena Vista Creek. The
Recreational Trails Element Appendix identifies a planned Buena Vista Lagoon Trail along the
southern portion of the lagoon, providing connection to a regional rail trail. A small interpretive
area is located in the northwestern corner of the Jefferson Street and Marron Road intersection in
the City of Carlsbad.
Housing Element
The Housing Element is intended to identify and analyze the City of Oceanside’s housing needs;
establish reasonable goals, objectives, and policies based on those needs; and set forth a
comprehensive 5-year program of actions to achieve the identified goals and objectives.
Environmental Resource Management Element
The Environmental Resource Management Element is a program designed to conserve natural
resources and preserve open space. This element contains goals, objectives, and implementation
strategies related to water, soil, erosion, and drainage; coastal preservation; minerals; vegetation
and wildlife habitats; air quality; agricultural resources; cultural sites; and recreation and
scenic areas.
Public Safety Element
The purpose of the Public Safety Element is to serve as a safety guide in the planning process
to reduce loss of life, injury, property damage, and economic and soils dislocation resulting
from fire hazards, flooding hazards, and seismic and geologic hazards, and to promote civil
disaster preparedness.
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Noise Element
The Noise Element is composed of three sections: Introduction, Long-Range Policy Direction, and
Noise Plan. In the Long-Range Policy Direction section, goals, objectives, and policies are
identified to address noise-related issues in the community. The goals and objectives are overall
statements of the City of Oceanside’s desires and comprise broad statements of purpose and
direction. The policies serve as guides for reducing or avoiding adverse noise effects on residents.
Policies and plans in the Noise Element are designed to protect existing and planned land uses
identified in the Land Use Element from excessive noise.
Community Facilities Element
The purpose of the Community Facilities Element is to provide overall direction for the provision
of adequate public facilities necessary to serve the existing and future developed areas of the City
of Oceanside in a coordinated and cost-effective manner. The element provides a comprehensive
and current inventory of the City of Oceanside’s community facilities; a summary of the
conditions, capacities, and status of all public facilities serving the city; a system of objectives,
policies, and standards to be used by the City of Oceanside for programming its primary public
facilities; and a comprehensive improvement plan and program for community facilities through
the year 2010 to serve projected land use development in the City.
Hazardous Waste Management Element
The Hazardous Waste Management Element provides health and safety measures that are
necessary to protect citizens from the siting of hazardous waste facilities as required by California
Health and Safety Code, Section 25199 et seq., in coordination with the San Diego County
Hazardous Waste Management Plan, and to reduce the need for such facilities through the
minimization of hazardous materials and wastes.
Military Reservation Element
The purpose of the Military Reservation Element is to acknowledge the direct physical, social,
and economic linkages between the City of Oceanside and U.S. Marine Corps Base Camp
Pendleton and to propose policies that would strengthen the bond between the community and
the base.
City of Oceanside Zoning Ordinance
The City of Oceanside’s Zoning Ordinance is the primary implementation tool for the Land Use
Element. The Zoning Ordinance and Zoning Map identify specific types of land use, intensity of
land use, and development and performance standards applicable to specific areas and parcels of
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land within the City. The underlying zoning at the project site is General Commercial (C-2) and
Special Commercial – Highway Oriented (CS-HO) (City of Oceanside 2009b) (see Figure 4.12, Zoning Map). Article 11 of the 1986 Zoning Ordinance states that the purpose of the General
Commercial zone is to “support retail and service commercial uses… of relatively high intensity”
(City of Oceanside 1986, Article 11, p. 1). The 1992 Zoning Ordinance states 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”
(City of Oceanside 1992, Article 11, p. 2). The Highway Oriented designation further indicates
that the site is a highway-oriented commercial area (City of Oceanside 1992, Article 11, p. 2).
City of Oceanside Local Coastal Program
The California Coastal Act of 1977 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 (CCC’s) permitting authority over most new coastal
development is transferred to the local jurisdiction. The City of Oceanside adopted an LCP in
1980, which has been certified by the CCC. The area along Buena Vista Creek is located within
the coastal zone appeal jurisdiction (City of Oceanside 1986). The boundaries of the 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 the lagoon and 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 require revegetation of 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. More than half of the western portion of the project site is located in the coastal zone (see
Figure 2-5, Regulatory Setting). The City of Oceanside’s LCP Land Use Map designates the
project site for General Commercial uses.
Oceanside Subarea Habitat Conservation Plan/Natural Communities Conservation Plan
As discussed in Section 2.4.1, Local Plans, the City of Oceanside is located within the North
San Diego County Multiple Habitat Conservation Program. The Multiple Habitat Conservation
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).
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The Multiple Habitat Conservation Program Subregional Plan and Final Environmental Impact
Statement/Environmental Impact Report (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 (USFWS) 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 2012 (Subarea Plan posted in July 2012 is dated 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.
Figure 2-3 of the Oceanside Subarea Plan (2007 Generalized Land Use), designates the project site
as vacant land (City of Oceanside 2010, Figure 2-3). 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). In addition, the
portion of Buena Vista Creek located immediately southeast of the project boundary is designated
as a hardline preserve (see Figure 2-5 in Chapter 2 of this EIR).
The Subarea Plan has yet to be finalized and approved by the City Council; therefore, incidental
take authority has not been transferred to Oceanside from CDFW and USFWS.
City of Carlsbad General Plan
The Carlsbad General Plan is a policy document that sets the goals, strategies, and in some areas,
regulations regarding the distribution of land and its type and intensity of use both public and
private (City of Carlsbad 2015). The Carlsbad General Plan contains the following elements: Land
Use and Community Design; Mobility; Open Space, Conservation, and Recreation; Noise; Public
Safety; Arts, Culture, History, and Education; Economy, Business Diversity, and Tourism;
Sustainability; and Housing. Each element contains policy statements, over-arching goals, specific
objectives, and implementing programs, and some elements may include development standards.
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Land Use and Community Design Element
The Land Use Element represents the desirable pattern for the ultimate development of the City of
Carlsbad. This element also addresses the provision of adequate public facilities necessary to serve
the land uses identified in the General Plan. These facilities include, but are not limited to, city
administration, library, wastewater treatment, parks, drainage, circulation, fire service, schools,
sewer collection, water distribution and open space. The General Plan Land Use Map designates
the northwestern portion of the project site within the City of Carlsbad as Regional Commercial
(R), and the southern portion of the site within Carlsbad, where the site intersects Buena Vista
Creek, as Open Space (OS) (City of Carlsbad 2016a). The Land Use 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).
Mobility Element
The Mobility Element for the City of Carlsbad is a comprehensive plan for better pedestrian and
bicycle connections between neighborhoods, destinations, and different parts of the community,
and a balanced transportation system rather than a singular focus on automobile movement.
Open Space, Conservation, and Recreation Element
The Open Space, Conservation, and Recreation Element of the General Plan establishes policies
for the development of a comprehensive, connected open space system and for the protection and
conservation of the city’s natural resources, including open space, parks, beaches, trails, and
agricultural resources.
Noise Element
The purpose of the Noise Element is to achieve and maintain an environment free from
objectionable, excessive, or harmful noise. The Noise Element identifies and defines existing and
future environmental noise levels from sources of noise within or adjacent to the City of Carlsbad
by means of noise contour maps. This element establishes goals, objectives, and policies to
mitigate potential noise impacts, and provides policies and action programs to implement the goals
and objectives.
Public Safety Element
The purpose of this element is to acknowledge the risk posed by hazards, and to reduce the
risk of injury, loss of life, property damage, and economic and social dislocation resulting from

The Inns at Buena Vista Creek EIR
June 2020

6556
4.1-11

4.1 – LAND USE AND PLANNING

natural and manmade hazards. The proposed overall development pattern in the Land Use and
Community Design Element incorporates consideration of flooding risk, seismic safety, and
other hazards. The Public Safety Element contains the City of Carlsbad’s goals and policies to
reduce the risks associated with identified hazards and integrate mitigating measures into the
City’s development process.
Arts, Culture, History, and Education Element
The Arts, Culture, History, and Education Element consists of narrative goals, policies, and
programs that seek to preserve and enhance the City of Carlsbad’s cultural resources, expand and
promote visual and performing arts and arts education, and support lifelong learning through youth
and adult educational institutions and services.
Economy, Business Diversity, and Tourism Element
The Economy, Business Diversity, and Tourism Element outlines the City of Carlsbad’s economic
development objectives, serves to ensure that economic decision making is integrated with other
aspects of the City’s development, and provides a framework for detailed implementing actions.
Topics addressed include fiscal vibrancy; business retention, expansion, attraction, and incubation;
tourism; and the City’s role in economic development.
Sustainability Element
The Sustainability Element provides the overarching framework for sustainability in the City of
Carlsbad and includes policies focused on topics central to sustainability not covered elsewhere.
This element outlines policies focused on climate change and greenhouse gas emissions reduction;
water conservation, recycling, and supply; green building; sustainable energy and energy security;
and sustainable food.
Housing Element
The Housing Element of the General Plan is designed to provide the City of Carlsbad with a
coordinated and comprehensive strategy for promoting the production of safe, decent, and
affordable housing within the community.
City of Carlsbad Zoning Ordinance
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
southeastern boundary of the project site within the City of Carlsbad is zoned as Open Space
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(OS) (City of Carlsbad 2016b). The 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).
City of Carlsbad Local Coastal Program
The 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 in the Carlsbad Mello II segment.
City of Carlsbad Habitat Management Plan
The Habitat Management Plan for Natural Communities in the City of Carlsbad (Carlsbad HMP) was
approved in November of 2004 (City of Carlsbad 2004a). 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 Carlsbad General Plan and Growth Management Plan (City of Carlsbad 2004b). The Carlsbad HMP
identifies the vegetation along Buena Vista Creek as riparian scrub, woodland, and forest.
Based on 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 2004a, Figure 28).
City of Carlsbad – Westfield Carlsbad Specific Plan
The Westfield Carlsbad Specific Plan was adopted in 2013, and amended the Plaza Camino Real
Precise Plan. The Westfield Carlsbad Specific Plan provides a comprehensive set of development
standards, guidelines, and implementation procedures for redevelopment, revitalization, and
operations of Tthe Westfield Carlsbad Shopping CenterShoppes at Carlsbad Mall and parking lots
southeast of the project site.
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4.1.3

Thresholds of Significance

Based on the significance criteria established by Appendix G of the California Environmental Quality
Act (CEQA) Guidelines (14 CCR 15000 et seq.) and the City of Oceanside, a significant impact related
to land use and planning would generally occur as a result of project implementation if the project would:
1. Physically divide an established community.
2. Conflict with any applicable land use plan, policy, or regulation of an agency with
jurisdiction over the project (including, but not limited to the general plan, specific plan,
local coastal program, or zoning ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect.
3. Conflict with any applicable habitat conservation plan or natural community
conservation plan.

4.1.4
1.

Environmental Impacts
Would the project physically divide an established community?
As discussed in Section 4.1.2, Existing Conditions, the project site immediately abuts a
major transportation route, SR-78, to the north, and a public use and major roadway (the
Buena Vista Sewer Lift Station and Jefferson Street) to the west. In addition, the site is
surrounded by commercial uses to the north, east, and south. The construction of the
proposed hotel and pavilion commercial uses would be consistent with the commercial
shopping center uses located adjacent to the project site; the commercial zoning of the both
the City of Oceanside and the City of Carlsbad portions of the project site is the same or
similar to the different jurisdictional zoning of the existing surrounding commercial
shopping center. Furthermore, the project would provide continuity of the existing
commercial development that currently surrounds the project to the north and south.
Proposed land uses and on- and off-site improvements would not impede access to any
portion of an existing community and the surrounding existing commercial centers.
Therefore, the proposed project would not physically divide an established community,
and impacts would be less than significant.
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2.

Would the project conflict with any applicable land use plan, policy, or regulation of an
agency with jurisdiction over the project (including, but not limited to the general plan,
specific plan, local coastal program, or zoning ordinance) adopted for the purpose of
avoiding or mitigating an environmental effect?
City of Oceanside General Plan
The Oceanside General Plan Land Use Map designates the project site as Special
Commercial (SC). 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. Buena Vista Creek traverses the southern portion of the
project site, and the site is located immediately south of the SR-78 eastbound on-ramp, east
of Buena Vista Lagoon, and within the coastal zone. The project proposes to develop a
commercial use (i.e., hotels) and therefore would be consistent with the commercial
designation. Specific to the coastal zone, the proposed project would be consistent with
Section 2.24 of the Land Use Element by providing visitor serving uses (hotel
development) and recreational opportunities (such as the trail connections). Section 2.24
of the Land Use Element also specifies the following for freeway-oriented development:
coordination for joint use of facilities, provision of visitor-serving uses, and support of
public transportation. The proposed project would develop visitor-serving hotel land uses,
would be located within walking distance to the North County Plaza Transit Center, and
would have free electric shuttle service for guests to local visitor attractions. Therefore, the
proposed project would be consistent with the Special Commercial designation as defined.
The project’s consistency with the adopted policies, goals, and objectives is provided in
Table 4.1-1, City of Oceanside Land Use Policy Consistency Evaluation (provided at the
end of this section). As discussed in Table 4.1-1, the project would be consistent with the
Oceanside General Plan goals, policies, and objectives; therefore, impacts would be less
than significant.
City of Oceanside Local Coastal Program
The Oceanside LCP Land Use Map designates the project site as General Commercial;
therefore, the proposed commercial hotel development would be consistent with
Oceanside’s LCP Land Use designation. The purpose of the Oceanside LCP is to provide
a detailed plan for growth, development, and conservation within the City. Table 4.1-1
presents the project’s consistency with the Oceanside LCP objectives and policies.
As discussed in Section 2.2.1, Project Background, terms for development of the project
site were established in an agreement between the CCC and a previous property owner, as
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recorded on September 23, 1982 (Instrument No. 82-295140 O.R.). 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 CCC 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 CCC 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 single-pier bridge
crossing Buena Vista Creek.
Although the project proposes development consistent with the LCP General Plan Land
Use designation, and development consistent with agreements mentioned above with the
CCC and CDFW, the proposed hotel structures would exceed the City of Oceanside’s
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
issued before the official name change use CDFG, whereas references postdating this change and general
references use CDFW.
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height regulations for commercial uses by approximately 29.5 feet for Hotel Building 1,
22.5 feet for Hotel Building 2, and 10 feet for Hotel Building 3. The project’s entitlements
would include Conditional Use Permits (CUPs) to allow increased heights. The proposed
parking structure would be consistent with the permitted height regulations.
As discussed in Section 4.7, Aesthetics, the project site would complement and enhance
the existing site and surroundings and the upright form, patchy texture, and dull- to
bright-green colors of proposed landscape trees would be consistent with the form,
texture, and color of existing vegetation east of the project site. Proposed landscaping
would soften and ease the transition from natural, vegetated areas to developed areas.
Due to the screening effect of proposed landscape vegetation, the scale of proposed
buildings, and the use of earth-tone finishing colors (i.e., hues of tan, off-white, gray,
crimson and prune), the form of the proposed development would not be overly bold.
Rather, the bulk and scale of proposed buildings would not dominate the project site or
the landscape. Therefore, impacts to visual resources within the coastal zone would be
less than significant.
Per Section III of the LCP, a coastal development permit is required for the proposed
development within a coastal zone associated with a development plan, CUP, and
tentative parcel map.
City of Oceanside Zoning Ordinance
The 1986 Certified Zoning Ordinance for Coastal Areas designates the portion of the
project site within the coastal zone as General Commercial (C-2). The purpose of the
General Commercial zone is to classify and set standards for retail and service commercial
uses which by their nature consist of shopping facilities and goods, professional and
administrative offices, and entertainment establishments. These uses are generally close to
residential zoning or development and therefore require a physical treatment that would
guarantee compatibility with and protection of surrounding properties and their values.
Section 1102 of this zoning ordinance provides a list of permitted uses for the C-2 zone,
which includes any use permitted by the C-1 zone. Subject to the issuance of a CUP, hotel
uses are permitted in the Neighborhood Commercial (C-1) zone. Therefore, since hotel
uses are permitted in the C-1 zone with the approval of a CUP, they are also permitted in
the C-2 zone with the approval of a CUP. With the approval of the proposed CUP for an
increased structural height for Hotel Buildings 1 and 2 for exceeding the 1992 Special
Commercial – Highway Oriented Zoning District’s maximum height limit of 45 feet within
the coastal zone area, and a CUP for the hotel use in the C-2 zone, the project would be
consistent with the Oceanside Zoning Ordinance for Coastal Areas; therefore, impacts
would be less than significant.
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The 1992 Adopted Zoning Ordinance for Non-Coastal Areas designates the eastern portion
of the project site which is outside of the coastal zone boundary as CS-HO. Article 11 of
this 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 (City of Oceanside 1986, Article
11, p. 2). The Highway Oriented designation further indicates that the site is a highwayoriented commercial area (City of Oceanside 1986, Article 11, p. 2). Furthermore, Article
4 Section 450 identifies the permitted commercial use classifications. Per Article 4, Section
450.DD.2 Visitor Accommodations, hotels, motels, and time-share facilities are permitted
in the commercial zones. The project proposes a CUP for an increased structural height
for Hotel Building 3 for exceeding the 1992 SC-HO Zoning Designation maximum
height limit of 50 feet outside the coastal zone area, and a CUP for the hotel use in the
C-2 zone. Therefore, the project would be consistent with the City of Oceanside Zoning
Ordinance for Non-Coastal Areas. Impacts would be less than significant.
City of Oceanside Subarea Plan
As discussed above, the draft Oceanside Subarea Plan (2007 Generalized Land Use Map)
designates the project site as vacant land (City of Oceanside 2010, Figure 2-3). In addition,
the western portion of the project site is designated 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). In addition, the portion of Buena Vista Creek
located immediately southeast of the project boundary is designated as a hardline preserve
(refer to Figure 2-5 in Chapter 2 of this EIR). The project’s consistency with the Oceanside
Subarea Plan is provided in Table 4.1-1.
The project site is located adjacent to riparian and wetland habitat within Buena Vista
Creek that is considered occupied by least Bell’s vireo (Vireo bellii pusillus) and
Ridgway’s rail (Rallus obsoletus levipes) and is located within the coastal zone. The
proposed project provides the required minimum 50-foot biological buffer plus a
minimum 50-foot planning buffer.
Other applicable conditions of the Oceanside Subarea Plan include focused surveys for
target species and application of specific mitigation standards for temporary and
permanent impacts to vegetation communities. The project applicant has completed all
required biological surveys (refer to Appendices D and E of the Biological Technical
Report (provided as Appendix C to this EIR)). The proposed mitigation for the project’s
temporary and permanent impacts to vegetation communities satisfies the ratios set forth
by the Subarea Plan. Since the project site is located within the Subarea Plan’s off-site
mitigation zone, written approval from the wildlife agencies is required to obtain on-site
The Inns at Buena Vista Creek EIR
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mitigation credit, as described in Section 7.3 of the Subarea Plan. Therefore, as provided
in Section 4.3, Biological Resources, and in Table 4.1-1, the proposed project would be
consistent with the Oceanside Subarea Plan; impacts would be less than significant.
City of Carlsbad General Plan
The General Plan Land Use Map designates the northern part of the project site 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 centers provide shopping goods, general merchandise,
automobile sales, apparel, furniture, and home furnishing in full depth and variety … A
group of convenience stores, service facilities, business and professional offices are also
often associated with a regional center” (City of Carlsbad 2015, Land Use and Community
Design Element, p. 20). The Open Space designation includes special resource areas and
existing parks, and in this case coincides with the location of Buena Vista Creek (City of
Carlsbad 2015, Land Use and Community Design Element, p. 21).
The project proposes to develop the following project components within Carlsbad:
stormwater bioretention basin facilities, modification of two existing storm drain lines that
are currently located on the project site, and a fire/maintenance access road that would also
serve as an access road for ongoing maintenance conducted by the City of Carlsbad to
maintain floodwater flows to Buena Vista Creek. These commercial-related support uses
are consistent with the zoning descriptions as outlined above.
The project proposes a General Plan Amendment to change the existing Regional
Commercial (R) Land Use designation to Open Space (OS) to be consistent with the
biological buffer requirements of associated with Buena Vista Creek (Figure 4.1-3).
Furthermore, the project’s consistency with the goals and policies of the Carlsbad General
Plan is discussed in Table 4.1-2, City of Carlsbad Land Use Policy Consistency Evaluation
(provided at the end of this section).
City of Carlsbad Zoning Ordinance
The southwestern portion of the project site within the City of Carlsbad’s jurisdictional
boundary is zoned as General Commercial (C-2), which allows for offices for convenience
goods and personal services, plus a wide range of retail, wholesale, and service uses (City
of Carlsbad 2003). The southeastern boundary of the project site within the City of
Carlsbad is zoned as Open Space (OS) (City of Carlsbad 2012), and allows for parks,
recreation uses, agriculture, and trails, reflecting the presence of Buena Vista Creek (City
of Carlsbad 2003). The project’s consistency with the Carlsbad Zoning Ordinance is
provided in Table 4.1-2.
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The project proposes the following components within the City of Carlsbad: stormwater
bioretention basin facilities, modification of two existing storm drain lines that are
currently located on the project site, a fire truck access roadway that would also serve as
an access road for ongoing maintenance conducted by the City of Carlsbad to maintain
floodwater flows to Buena Vista Creek, and biological restoration. These commercialrelated support uses are consistent with the zoning descriptions as outlined above. The
project also proposes improvements to Ring Road and Tthe Westfield Carlsbad Shopping
CenterShoppes at Carlsbad Mall Parking Lot, consisting of raising the grades of Ring
Road to provide adequate space 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, constructing storm drain inlets, and pipe joining
an existing form drain outlet into Buena Vista Creek.
The project would result in a zone change from the existing General Commercial (C2) designation to Open Space (OS) to be consistent with the biological buffer
requirements associated with Buena Vista Creek (Figure 4.1-4). With the
implementation of the proposed zoning change, the proposed project would be
consistent with the zoning for the portions of the project site within the City of
Carlsbad; impacts would be less than significant.
City of Carlsbad Local Coastal Program
The project site is located within the Carlsbad Mello II segment of the Carlsbad LCP.
Allowable uses are those that are consistent with both the General Plan and LCP. Policy 68 of the Mello II segment describes visitor-serving commercial uses, for the east end of
Buena Vista Lagoon as: “Visitor-serving commercial uses is defined to include hotels and
motels, recreational facilities, restaurants and bars, amusement parks, public parks,
horticultural gardens, farmers markets, retail uses, catering to hotel and motel guests” (City
of Carlsbad 2006). The project’s consistency with the policies of the Carlsbad LCP is
provided in Table 4.1-2. As shown in Table 4.1-2, the proposed hotel development project
would be consistent with the Carlsbad LCP.
The project would require a coastal development permit from the City of Carlsbad
associated with the proposed zone change from commercial use to open space. With the
adoption of the proposed concurrent zoning change, the proposed project would be
consistent with the Carlsbad LCP; impacts would be less than significant.

The Inns at Buena Vista Creek EIR
June 2020

6556
4.1-20

IV Y RD

VISTA WAY

R

CIT Y O F O CE A NS I D E
CIT Y O F C AR L S BA D

Project Boundary
California Coastal Zone Boundary

Proposed General Plan Land Use
City of Oceanside
Community Commercial
Civic Industrial
Professional Commercial
Special Commercial
Single Family Detached - Residential
Estate B - Residential
Open Space
City of Carlsbad
Regional Commercial
Open Space

MARRON RD

SOURCE: City of Carlsbad; City of Oceanside; Hunsaker 2019; CA Coastal Commssion; SANGIS 2017, 2019

0

150

300
Feet

FIGURE 4.1-3

Proposed General Plan Land Use Map
Inns at Buena Vista Creek EIR

4.1 – LAND USE AND PLANNING

INTENTIONALLY LEFT BLANK

The Inns at Buena Vista Creek EIR
June 2020

6556
4.1-22

4.1 – LAND USE AND PLANNING

City of Carlsbad Habitat Management Plan
The project site is located adjacent to riparian and wetland habitat within Buena Vista
Creek that is considered occupied by least Bell’s vireo and is located within the coastal
zone. Therefore, a 100-foot biological buffer is required under the Carlsbad HMP. For
compliance discussion, refer to Threshold 3 and Table 4.1-2.
Westfield Carlsbad Specific Plan
The project proposes to construct the main entrance to the proposed hotel development from
Ring Road, an existing perimeter road for Tthe Westfield Carlsbad Shopping CenterShoppes
at Carlsbad Mall. Access would be provided via a three-lane bridge that would be located at
the southeastern corner of the project site. The project also proposes improvements to Ring
Road and the parking lot, consisting of raising the grades of Ring Road to provide adequate
space 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.
Impacts would be less than significant.
Coastal Act Chapter Three
A discussion of project consistency with the Coastal Act Chapter Three is found in Table
4.1-3, Coastal Act Chapter Three Policy Consistency Summary Table.
Summary
Although some of the proposed uses are not consistent with some of the existing plans
applicable to the project site, the project includes a Carlsbad General Plan Amendment,
Carlsbad Zoning Change, Carlsbad LCP General Plan Amendment, and Carlsbad LCP zone
Change, which, if adopted, would eliminate the inconsistency and would allow the land uses
proposed for the site. Additionally, Project Design Feature (PDF) LU-1 and PDF-LU-2 (see
Table 3-2 in Chapter 3, Project Description) require review by the Planning Commission to
ensure that all applicable design parameters are met by the project prior to approval. Because
the amendments are proposed actions covered by this report, the project would be consistent
with the plans if they are approved, and impacts would be less than significant.
3.

Would the project conflict with any applicable habitat conservation plan or natural
community conservation plan?
Refer to Section 4.3, Biological Resources, for a full analysis regarding the project’s potential
impacts to biological resources and compliance with applicable habitat conservation plans. The
project site is located within the draft Oceanside Subarea Plan and LCP and the Carlsbad HMP
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and LCP. The site is adjacent to riparian and wetland habitat within Buena Vista Creek that is
considered occupied by least Bell’s vireo and Ridgway’s rail and is located within the coastal
zone. Neither species has been documented as breeding in the creek reach that is within and
adjacent to the project site. The proposed project includes a 50-foot-wide biological buffer and
a 50-foot-wide planning buffer, totaling 3.08 acres. Because the biological buffer is less than
100 feet wide, approval from the City of Carlsbad, City of Oceanside, the wildlife agencies
(CDFW and USFWS), and the CCC is required for an alternative buffer configuration.
Within the Carlsbad HMP, buffers are required to be at least 100 feet adjacent to habitat
occupied by the least Bell’s vireo or southwestern willow flycatcher (Empidonax traillii
extimus) unless a lesser buffer is approved by the wildlife agencies. Based on the surveys
conducted for these species, neither species is using the habitat adjacent to the wetland areas
for breeding and thus the agencies have concurred with the buffers being acceptable to be the
50-foot biological buffer and 50-foot planning buffer. In addition, within the coastal zone
within the Carlsbad HMP, buffers are to be a minimum of 50 feet surrounding riparian habitat.
The Carlsbad HMP allows for an Alternative Buffer Configuration to allow for modification
of buffers which also must be approved by the wildlife agencies. Within the Subarea Plan, a
minimum 50-foot biological buffer plus a minimum 50-foot planning buffer is required.
The project would require approval from the City of Oceanside, the City of Carlsbad, the wildlife
agencies (CDFW and USFWS), and the CCC for an alternative buffer configuration, as required
by the habitat conservation plans. Therefore, implementation of MM-BIO-9, included in Section
4.3, Biological Resources, would reduce this impact to less than significant levels.
Other applicable conditions of the Oceanside Subarea Plan and Carlsbad HMP include
focused surveys for target species and application of specific mitigation standards for
temporary and permanent impacts to vegetation communities. The project applicant has
completed all required biological surveys (see Appendices D and E of the Biological
Technical Report, which is provided as Appendix C of this EIR). The proposed mitigation
for the project’s temporary and permanent impacts to vegetation communities satisfies the
ratios set forth by the Oceanside Subarea Plan and Carlsbad HMP.
The project site is located within the Oceanside off-site mitigation zone, which allows for
the removal of natural vegetation subject to the Subarea Plan guidelines, which include offsite mitigation. Impacts to biological resources within the off-site mitigation zone must be
mitigated within the wildlife corridor planning zone or within pre-approved mitigation
areas. The project proposes to implement mitigation on site, which is inconsistent with this
aspect of the Oceanside Subarea Plan requirements. However, due to the existing disturbed
land along Buena Vista Creek, written approval from the wildlife agencies would be
required to obtain on-site mitigation credit, as described in Section 7.3 of the Subarea Plan.
Therefore, implementation of MM-BIO-1 and MM-BIO-2 (included in Section 4.3,
Biological Resources) would reduce this impact to less than significant levels.
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4.1.5

Mitigation Measures

MM-BIO-1, MM-BIO-2, and MM-BIO-9, as described in Section 4.3, Biological Resources, would
reduce potential conflicts with applicable habitat conservation plans to less than significant.

4.1.6

Level of Significance After Mitigation

With the incorporation of MM-BIO-1, MM-BIO-2, and MM-BIO-9, as described in Section 4.3,
Biological Resources, impacts related to habitat conservation plans would be reduced to a less than
significant level.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text

1.1 Community
Values Objective

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

Policy 1.1A

Land uses shall be attractively planned
and benefit the community.

Policy 1.1B

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

Policy 1.1C

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

1.11 Balanced
Land Use
Objective

To develop and use lands for the longterm provision of a balanced, selfsufficient, and efficient community.

Policy 1.11A

The City shall establish and enforce a
balanced distribution of land uses to
organize the City in a hierarchy of
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City of Oceanside General Plan
Land Use Element
The project would be consistent with the City of Oceanside and City of Carlsbad land use
designations. The project would be located adjacent to an existing state route system
and commercial uses.
The project has been designed with the coastal craftsman architectural theme to provide
an attractively planned development for the entire project site. In addition, the project
would go through design review approval by the City of Oceanside and is subject to
Oceanside zoning standards, which regulate building design, mass, bulk, height, etc. The
design of the project would include a nature trail for pedestrians to enjoy the creek and
learn about the native landscaping.
The project site is designated for commercial land uses per the Oceanside General Plan
Land Use Map. The proposed hotel development would be consistent with the
surrounding commercial uses to the south and east, and the state route and commercial
uses to the north. The project would enhance Buena Vista Creek to the south and
incorporate a nature trail for pedestrians to enjoy native landscaping and the creek.
The project site currently consists of a vacant lot that has been disturbed from previous
activities such as disposal of dredge material from Buena Vista Lagoon, adjacent
development, and several easements that transverse the site. The proposed hotel
development project would physically enhance the site by restoring the upland habitat of
the channel slopes and provide native landscaping throughout the entire project site. In
addition, the tax revenue from the proposed project would provide an economic benefit to
the City of Oceanside.
The proposed hotel buildings would accommodate tourists that are generated from
beaches, museums, golf and other sporting activities, military visitors, and local
businesses. Visitors would be able to stay closer to their desired attraction with less
travel in the greater San Diego area.
The proposed project would provide the City of Oceanside with needed hotel
accommodations to support local tourism and local businesses. The proposed
development would be consistent with the surrounding commercial uses and would

Conformance/
Non-conformance

The proposed
project would be in
conformance with
this objective.
The proposed
project would be in
conformance with
this policy.

The proposed
project would be in
conformance with
this policy.
The proposed
project would be in
conformance with
this policy.

The proposed
project would be in
conformance with
this objective.
The proposed
project would be in
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text
activity centers and land use so as to
foster a sense of neighborhood,
community, and regional identity.

Policy 1.11B

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

Policy 1.11C

The City shall continuously monitor the
impact and intensity of land use and
land use distribution to ensure that the
City’s circulation system is not
overburdened beyond design capacity.
To minimize conflicts with adjacent or
related land use.

1.12 Land Use
Compatibility
Objective

Policy 1.12A

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

The Inns at Buena Vista Creek EIR
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Consistency Analysis
provide a sense of community to the hotel guests through consistency with the area’s
Coastal Craftsman architectural styles, common outdoor pool and deck area for all three
hotels, affordable lodging options close to regional shopping, public transportation, and
placed within close proximity to tourist attractions and beaches.
The project site is designated for commercial land uses per the Oceanside General Plan
Land Use Map. The proposed hotel development would be consistent with the
surrounding commercial uses to the south and east, and the state route and commercial
uses to the north. The proposed hotel buildings would accommodate tourists that are
generated from beaches, museums, golf and other sporting activities, military visitors,
and local businesses. Visitors would be able to stay closer to their desired attraction with
less travel in the greater San Diego area.
The project’s consistency with the Oceanside General Plan Land Use designation is
addressed in Section 4.1 of this EIR. As discussed in Section 4.1, the Oceanside land
use designation for the project site is Special Commercial. Hotel uses are considered
allowable uses under the commercial designations with the approval of a Conditional
Use Permit.
Adjacent land uses consist of existing commercial development, state route system, and
Buena Vista Creek. The proposed project would be consistent with the guidelines and
regulations set forth in the Oceanside Subarea Habitat Conservation Plan/Natural
Communities Conservation Plan (Subarea Plan) and the Habitat Management Plan for
Natural Communities in the City of Carlsbad (Carlsbad HMP).
The proposed project would be compatible with the surrounding land uses. The proposed
development would be set back 10 feet from the property line along SR-78, and would
have an average setback of 117 feet from Buena Vista Creek. The project site is located
adjacent to riparian and wetland habitat within Buena Vista Creek that is considered
occupied by least Bell’s vireo and is located within the coastal zone, requiring a 100-foot
biological/riparian buffer from the creek. However, the Oceanside Draft Subarea Plan
and local coastal plan (LCP) include provisions for the event that natural habitats do not
currently cover the buffer area. These provisions allow for native habitats appropriate to
the location and soils be restored as a condition of project approval. The project would
require approval from the City of Carlsbad and the wildlife agencies (California
Department of Fish and Wildlife (CDFW) and U.S. Fish and Wildlife Service (USFWS))

Conformance/
Non-conformance
conformance with
this policy.

The project would
be consistent with
this policy.

The project would
be consistent with
this policy.

The project would
be consistent with
this objective.

With written
concurrence from
USFWS, CCC, and
CDFW, the project
would be consistent
with this policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy 1.12B

Policy 1.12C

1.121 Land Use
Compatibility with
Adjacent
Jurisdictions or
Responsible
Agencies
Objective
Policy 1.121A

Policy Text

The use of land shall not create
negative visual impacts to surrounding
land uses.
The use of land shall not subject
people to potential sources of
objectionable noise, light, odors, and
other emissions nor to exposure of
toxic, radioactive, or other dangerous
materials.

To assure appropriate land use
compatibility is maintained between
Oceanside and adjacent jurisdictions
or responsible agencies.

Oceanside shall formally notice
adjacent jurisdictions of proposed land
uses or developments that may affect
an adjacent jurisdiction.
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Consistency Analysis
for an alternative buffer configuration as required by the habitat conservation plans.
Refer to Section 4.3. Biological Resources.
The proposed infill project would construct a distinctive commercial development within a
commercial area. The proposed architectural design would contribute to the
neighborhood character and viability.
The project site is located adjacent to an existing transportation corridor to the north;
commercial uses to the north, east, and south; and the Buena Vista Sewer Lift Station and
Buena Vista Lagoon to the west. The proposed hotel would be constructed in compliance with
all local, state and federal regulations including but not limited to noise, light, odors, emissions,
and hazardous materials. Specifically, the project proposes to construct noise walls to reduce
potential noise impacts to people. Furthermore, MM-NOI-1, MM-NOI-2, and MM-NOI-3 would
ensure that interior noise levels meet city and state regulations; therefore, the project would
not subject people to objectionable levels of noise According to the photometric study, all footcandles would be below 0.2, measured 5 feet from the property line, including along the
proposed bridge. The project itself would not generate odors; however the project would be
constructed adjacent to the existing Buena Vista Sewer Lift Station. The project proposes to
attenuate the existing odor from the adjacent lift station by providing Phoenix Carbon
Scrubbing System (or similar device) on the roof of the existing Buena Vista Sewer Lift Station
buildings to control odors to future hotel guests and employees.
The project site is located within both the City of Oceanside and the City of Carlsbad’s
jurisdictional areas. The Oceanside General Plan Land Use designation for the site is
Special Commercial; the Carlsbad General Plan Land Use designation for the project site
is Regional Commercial and Open Space. In addition, the project site is surrounded by
existing transportation corridor and commercial uses. Therefore, the project would be
compatible with the surrounding land uses and is an appropriate use that is compatible
with both jurisdictions.
The project site is located on the border between Oceanside and Carlsbad, with 9.8
acres in Oceanside and 2.7 acres in Carlsbad. The City of Oceanside has formally
coordinated with the City of Carlsbad. In addition, the City of Carlsbad has reviewed and
provided formal comments to the City of Oceanside in regard to this project’s consistency
with Carlsbad regulations and land use adjacency concerns such as transportation and
circulation, biological resources, and public utility services.

Conformance/
Non-conformance

The project would
be consistent with
this policy.
The proposed
project would be in
conformance with
this policy.

The proposed
project would be in
conformance with
this objective.

The proposed
project would be in
conformance with
this policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy 1.121B

Policy Text
Oceanside shall formally notice
responsible agencies of proposed land
uses or developments that may affect
an agency’s program or
responsibilities.

Policy 1.121C

To provide for proper land
development or land use compatibility
the City shall, wherever possible, take
appropriate action on proposed land
uses or development to address the
concerns of adjacent jurisdictions or
responsible agencies.
To improve the quality of Oceanside’s
environment by minimizing the
negative effects of excessive noise.

1.14 Noise
Control Objective

Policy 1.14A

Noise emissions shall not reach levels
that pose a danger to the public health.

Policy 1.14B

Noise emissions shall be controlled at
the source where possible.
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Consistency Analysis
The City of Oceanside has formally noticed responsible agencies of the proposed
development via pre-application meetings with the City of Carlsbad, USFWS, Army
Corps of Engineers, Regional Water Quality Control Board, and CDFW. In addition,
Oceanside has provided formal solicitation for comments from these agencies during the
NOP, and the public review process as defined by CEQA Guidelines Section 15103. In
addition, formal notice was provided to the CCC.
The City of Oceanside has been coordinating with the City of Carlsbad to obtain their
comments on the proposed project and has worked with the applicant of the proposed
project to address the concerns raised by the Carlsbad.

The proposed commercial development would be constructed in an existing commercial
area and adjacent to SR-78 (an excessive noise-generating use). With project design
features and proposed mitigation measures, exterior noise levels at the proposed
outdoor amenity areas adjacent to SR-78 would be reduced to a level below significance.
As discussed in Section 4.8 of this EIR, the project would not generate noise levels in
exceedance of the City of Oceanside’s or the City of Carlsbad’s noise thresholds.
As discussed in Section 4.8, the proposed project would not generate noise levels in
exceedance of the Oceanside’s or Carlsbad’s noise thresholds. As discussed in Section
4.8, the implementation of MM-NOI-1, MM-NOI-2, and MM-NOI-3 would reduce noise
levels to hotel guests to less than significant levels.
There are no noise-sensitive residential receptors close to the project site. According to
Section 4.8 Noise of this EIR, the maximum sound level would be less than 65 Aweighted decibels (dBA) at the closest residence. Therefore, the proposed project would
not generate noise levels in exceedance of the cities noise regulations for residential
receptors. According to Section 4.3, Biological Resources, potential construction-related
indirect noise impacts could occur on birds using the adjacent habitat along Buena Vista
Creek; however, implementation of MM-BIO-18 and MM-BIO-19 would reduce potential
impacts to less than significant levels.

Conformance/
Non-conformance
The proposed
project would be in
conformance with
this policy.

The proposed
project would be in
conformance with
this policy.

The proposed
project would be in
conformance with
this objective.

The proposed
project would be in
conformance with
this policy.
The proposed
project would be in
conformance with
this policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy 1.14C

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

Policy 1.14D

Noise emissions shall be reduced from
structures by the use of soundproofing
where other controls fail or are
impractical.

Policy 1.14E

Acceptable noise levels shall be
demonstrated by the applicant in the
review and approval of any projects or
public or private activities that require
a permit or other approval from the
City.
To provide high-quality site design, all
proposed land development projects
shall take advantage of natural or
manmade environments to maximize
energy conservation, natural air
circulation, public safety, visual
aesthetics, private and common open
spaces, privacy, and land use
compatibility.
The placement of all proposed
structural components, landscaping,
access ways, etc. shall be oriented on
the site in such a manner to maximize:

1.2 Site Design
Objective

Policy 1.1A
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The proposed project would not generate noise levels in exceedance of the cities’
regulations. As discussed in Section 4.8, Noise, the project proposes to include a 6.5foot-tall sound wall at the guest pool areas, as listed in Table 3-2 of Chapter 3. The
intervening terrain along the eastbound on-ramp of SR-78, the proposed hotel buildings
and parking structure, and the 6.5-foot-tall sound wall would attenuate the traffic noise
levels at the first-floor elevation of the hotel structures. The proposed structures would
reduce the existing traffic noise levels along the creek.
The project site was designed to construct the proposed parking structure along SR-78
to shield transportation noise from SR-78 to the hotel guests at Hotel Building 2. With
project design features and proposed mitigation measures, exterior noise levels at the
proposed outdoor amenity areas adjacent to SR-78 would be reduced to less than
significant levels. Furthermore, the proposed structures would reduce the existing traffic
noise from SR-78 to Buena Vista Creek.
An acoustical assessment report was prepared for the proposed project by Dudek in
2014; which demonstrated that with the incorporation of mitigation, the proposed project
would result in acceptable noise levels.

The proposed project would be constructed on a disturbed vacant lot located adjacent to
Buena Vista Creek and near Buena Vista Lagoon, and existing commercial uses to the
north, east and south. The project proposes to consolidate the proposed development
along the northern property boundary adjacent to SR-78 and provide open space uses
along the southern portion of the site along Buena Vista Creek. The project would
provide views of the creek and the lagoon from the proposed developed, and would
restore the native habitat within the riparian buffer area of Buena Vista Creek, which
would improve the visual quality of the area due to the current disturbed nature of the
site.
The project proposes to construct three hotel buildings and a parking structure on the
project site. The hotel buildings would be located along the eastern, central and western
portions of the project site; the parking structure would be located along the northern
property boundary. 1) There are no existing buildings greater than one-story in height

Conformance/
Non-conformance
The proposed
project would be in
conformance with
this policy.

The proposed
project would be in
conformance with
this policy.

The proposed
project would be in
conformance with
this policy.

The proposed
project would be
consistent with this
objective.

The proposed
project would be
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy 1.2B

Policy 1.2C

Policy Text
1) Interior building absorption and
retention of solar energy during
appropriate seasons and times of day,
and the access to sunlight for potential
solar energy collection; and 2) the
even circulation of natural breezes
between and through all buildings; and
3) the quality of view and vistas from
the site to the surrounding
environment; and 4) the quality of
views of the site from surrounding land
uses; and 5) the public safety by
eliminating designs that may harbor or
hide detrimental activities.

A combination of deep, landscaped
setback areas, berms, and decorative
sound attenuation walls shall be required
where developments abut major or
intense transportation corridors.
New development or land uses shall
provide coordinated site design
wherever possible with existing or
proposed adjacent land uses to
provide complimentary site design,
unified circulation access, and joint
use of ancillary facilities.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
located immediately adjacent to these areas. In addition, the hotel guest rooms would be
located along the perimeter of the proposed buildings allowing the sunlight to enter the
guest rooms. 2) The proposed buildings are sited with adequate space for the proposed
internal circulation system; which would allow for natural breezes to flow throughout the
entire site. 3) The project is located in the coastal area of Oceanside and Carlsbad, and
would be constructed near Buena Vista Lagoon and adjacent to Buena Vista Creek.
Views to the creek would be available from the southern boundary of side of the hotel
buildings and the outdoor amenities. Views of the Lagoon would be available from the
top levels of hotel building 1. 4) Views to the project site from the surrounding
environment would be available from the adjacent commercial uses and the residential
community to the north. As discussed in Section 4.7, views from the sensitive receptors
(i.e., the residential uses to the north) would consist of infill development in a commercial
area. Therefore, the change in the view would be less than significant. 5) Development of
the disturbed vacant lot would contribute to the neighborhood character, viability, and
safety of the site.
The proposed pedestrian trail would be separated from the on-site roadways. The project
would also improve the sidewalks along Jefferson Street and along Ring Road, thereby
improving safety for pedestrians along these roadways.
The project proposes to construct a parking structure and Hotel Building 3 along the
northern boundary of the site, which abuts SR-78. An Acoustical Assessment Report was
prepared for the project and recommends the construction of a noise wall along the
eastern boundary of the project site. The noise wall would be landscaped with native
species.
The proposed project would construct a distinctive hotel commercial development within
an existing commercial area. The proposed architectural design would contribute to the
character of the adjacent commercial uses. The primary point of entry to the project site
would be provided from the existing access road for Tthe Westfield Carlsbad Shopping
CenterShoppes at Carlsbad Mall, Ring Road. Ring Road is a perimeter road in the
northwest corner of Tthe Westfield Carlsbad Shopping CenterShoppes at Carlsbad Mall,
which extends south to Monroe Street. In addition, a new sign would be constructed that
would provide signage for both the existing shopping center and the proposed hotel
development.

Conformance/
Non-conformance
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy 1.2D

Policy Text
Street hardware including but not
limited to: mailboxes or multiple box
units; bus shelters, bike racks,
benches, etc.; fire hydrants; utility
poles and boxes; street lighting;
parking meters; road signage; and
other ancillary facilities shall not
detract, but shall enhance, the
streetscape and adjoining land uses
and community.

Policy 1.2G

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

1.21 Common
Open Space
Objective

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

Policy 1.21A

Common open space must be
accessible and usable by potential
users of the common open space.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
A sign plan has been prepared and submitted to the City of Oceanside for review and
approval to ensure that proposed signage would not detract from the existing community.
The sign plan depicts the type of sign proposed for the trail, entry sign, monument sign,
and all other proposed signage. The three-lane bridge at the southeastern corner of the
project site would be stamped with images of native animals and vegetation. There
would also be a sidewalk and seating on the western side of the bridge. The bridge
would include design elements such as light poles with lanterns and banners, a project
identity sign, and marquee pedestals with large lanterns. The design of the bridge would
enhance the existing streetscape where it would connect to the perimeter road of
Westfield Carlsbad. All street hardware would be consistent with the overall architectural
design of the project, including color palate and theme of the buildings. The proposed
architectural design would contribute to and complement the existing surrounding
commercial development and enhance the visual cohesiveness of the area.
The project proposes to consolidate the majority of the parking spaces (i.e., 452 spaces)
within a parking structure (with 47 surface parking spaces located in the northwestern
portion of the project site). The consolidation of the parking spaces in the parking
structure would maximize the efficiency of the site and provide convenience to the hotel
guests. In addition, it would allow for the proposed development features to be located
along the northern portion of the project site to maximize the open space area to the
south associated with Buena Vista Creek and the cities’ wetland buffers.
The project proposes to consolidate the proposed development along the northern
property boundary adjacent to SR-78 and provide open space uses along the southern
portion of the site along Buena Vista Creek. In addition, the project proposes to
implement a public nature trail along the southern development boundary along Buena
Vista Creek.
As part of the project, a trail would be constructed for the enjoyment of hotel guests and
the public. The proposed public trail would travel along the southern boundary of the
proposed development, adjacent to Buena Vista Creek that would accommodate a
variety of uses, including walking, biking, jogging, or viewing the natural landscape in the
adjacent Creek. In addition, the project would also complete a section of sidewalk along
Jefferson Street so that, with the sidewalk along Jefferson Street complete, the project’s
trail would connect to the City of Carlsbad trail system at Hosp Grove at the intersection

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy 1.21B

Policy 1.21C

1.22 Landscaping
Objective

Policy 1.22A

Policy Text

Common open spaces within a project
site shall be contiguous, unless it is
found that segregation of the area and
type of open space uses better serve
the purposes of the General Plan and
the project site.
Where feasible, common open space
shall be integrated with adjacent
common or public open spaces, trails,
or bicycle transit systems to promote
an open space or trails network
throughout the City.
The enhancement of community and
neighborhood identity through
landscaping requirements that frame
and soften the built environment
consistent with water and energy
conservation.
Existing mature trees shall be retained
wherever possible.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
of Jefferson Street and Marron Road. Furthermore, the portion of the trail near Hotel
Building 3 would allow for a continuous trail system for an anticipated community trail
that would travel east to west, called the Waterfalls to Waves trail.
See response to Policy 1.21A.

Conformance/
Non-conformance

The proposed
project would be
consistent with this
policy.

See response to Policy 1.21A.

The proposed
project would be
consistent with this
policy.

The project proposes to restore the wetland buffers and landscape the entire site with
native plant species. The native plant species are drought tolerant and fire retardant. As
shown in Figures 3-5a through 3-5d, landscaping would be incorporated around the
buildings, parking areas, and the perimeter of the project site.

The project would
be consistent with
this objective.

Existing mature trees are located along Buena Vista Creek within the proposed open
space areas of the project site. No mature trees are located in the proposed
development area. Off-site improvements associated with the widening of Jefferson
Street would result in the removal of two eucalyptus trees along Jefferson Street, near
the driveway for the existing Buena Vista Sewer Lift Station. The two trees proposed for
removal would be replanted with 36-inch box planter trees consisting of either white alder
(Alnus rhombifolia), madrone (Arbutus menziesii), or Monhews desert willow (Chilopsis
linearis “Monhews”).

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy 1.22B

Policy 1.22C

Policy 1.22F

1.23 Architecture
Objective

Policy 1.23A

Policy Text
Mature trees removed for development
shall be mitigated by replacement with
an appropriate type, size, and number
of trees.
Drought-tolerant materials, including
native California plant species, shall be
encouraged as a landscape type.
A buffer of landscaping shall be
required between the built environment
and lands left in a natural or open
state. The landscape buffer shall be of
sufficient size and shall use plant
materials that will retard the spread of
wild fire.
The architectural quality of all
proposed projects shall enhance
neighborhood and community values
and City image.

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

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
See response to Policy 1.22A.

The entire development area would be landscaped with native plant species. In addition,
the project proposes to restore the native wetland and upland biological species within
the wetland buffer area of Buena Vista Creek within the project site.
The site plan has been designed to comply with the cities wetland and planning buffer
regulations. In addition, the project proposed to landscape the entire development area
with native drought tolerant plant species, which would retard wild fires.

The proposed project would convert an empty, previously graded site to hotel
development with buildings that have been designed to incorporate a coastal craftsman
architectural theme. The project site in its current state detracts from the visual quality of
the area. By proposing a commercial development that would complement the existing
surrounding land uses, as well as the native vegetation surrounding Buena Vista Creek,
the project would enhance the image of this area while protecting the community values
related to Buena Vista Creek.
The buildings have been designed to incorporate a coastal craftsman architectural
theme. 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. The boxy, wide forms and light value colors of the proposed buildings
and structures would not substantially contrast with that of existing commercial
development in the area. In particular, the proposed project would contribute to visual
cohesiveness of the existing boxy form and white color of buildings within the Westfield
Carlsbad, North County Plaza, and El Camino North shopping centers, which are the
dominant land uses surrounding the project site.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy 1.23B

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

Policy 1.23C

Elevations, floor plans, perspectives,
lines-of-sight, material boards, and
other such displays and exhibits shall
be provided as necessary to ensure
compliance with General Plan policies.
To ensure that development preserves
and enhances the unique beauty and
character of the City’s natural
topographic features and does not
contribute to slope instability, flooding,
or erosion hazards to life and property.
Lands designated for industrial and
commercial development may require
significant alteration of the terrain to
ensure their viability. Therefore, it is
recognized that the ability of such
projects to fulfill the policies contained
below will be limited.

1.24 Topographic
Resources
Objective

Policy 1.24A

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
The proposed infill project would be surrounded by existing commercial development to
the north, east, and south; with major transportation uses immediately to the north, and
with open spaces to the south and west. As discussed under Policy 1.23A, the
architectural design of the proposed buildings would contribute to the visual
cohesiveness of the surrounding large commercial shopping centers. The angular lines
created by rooflines would be consistent with the lines associated with commercial
development in Tthe Westfield Carlsbad Shopping CenterShoppes at Carlsbad Mall to
the south and distant residential development to the west. Implementation of the project
would increase vegetative continuity in the visual landscape. The introduction of
ecological appropriate plantings throughout the project site, and especially around Buena
Vista Creek would soften and ease the transition from natural, vegetated areas to
developed areas.
Architectural drawings, proposed project building renderings, and nine visual simulations
from various Key Observation Points in the project vicinity are provided within this EIR to
the satisfaction of the City of Oceanside.

The project site and more specifically, the project development footprint, is relatively flat.
The existing elevation of the site ranges from 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. The project development footprint
would primarily be located on the previously filled and flat portions of the project site. The
project would not contribute to slope instability, flooding, or erosion hazards.
The project proposes to construct auger cast piles to support the foundation, and would
require minimum cut and fill grading of the site.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy 1.24F

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

Consistency Analysis
The project proposes to construct auger cast piles to support the foundation, and would
require minimum cut and fill grading of the site.

Policy 1.24G

Where grading is required, flat planes,
and sharp angles of intersection with
the natural terrain shall be avoided.
Slopes shall be rounded and
contoured to blend with the existing
topography, unless on an individual
site this would dimish open space or
significant natural features of the site.

The proposed project would not create flat plans with sharp angles of intersection.

Policy 1.24H

Policy 1.24I

Policy 1.24J

The structural quality of the soil and
geologic conditions shall be
incorporated into the site design and
determine the method and type of
construction. Slope stability shall be
ensured during and after construction.
Potential hazards of flooding, erosion
and sedimentation shall be reduced by
designing the site drainage system to
accommodate the existing upstream
storm runoff and to coordinate with
existing downstream conditions.

The Inns at Buena Vista Creek EIR
June 2020

The project site is relatively flat, with minor sloping. The existing elevation of the site ranges
from approximately 23 feet 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. Additionally, the project
development footprint would primarily be located on the previously filled and flat portions of the
project site. 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. As such, the topography of
the site would remain generally flat and the proposed development areas have been
consolidated in the northern portion of the project site along SR-78 to preserve the wetland
buffers and planning buffers along Buena Vista Creek.
A Geotechnical Inspection was prepared for the proposed project by Geotechnical
Professionals Inc. in 2014. The report documented the recommended construction
methods to provide structural stability for the proposed development on the project site
and are incorporated as project design features to ensure geological safety.

The drainage of the proposed development would essentially maintain the same flow
patterns as the existing condition on site. Due to proposed replacement of the existing
double 48-inch pipe and 42-inch pipe drainage systems with a reinforced concrete box and
reinforced concrete pipes and proposed biofiltration detention facilities for stormwater flow
attenuation, discharges to Buena Vista Creek at the same locations as currently utilized
would result in the same or decreased flow rates from existing conditions. Implementation
of low impact development (LID) measures would further reduce water quality impacts
resulting from on-site stormwater runoff generation and erosion potential.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.
The proposed project
would be consistent
with this policy.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy 1.24K

Policy 1.24L

Policy 1.24M

Policy 1.24N

Policy Text
Vehicular access to intermittent and
perennial streams shall be controlled
through project design.
Setbacks from stream banks shall be
established in the project design to
maintain the health and usefulness of the
watercourse for the benefit of the public.

The amount of impervious surfacing
shall be limited and shall be designed
to support the natural drainage
system.
Roadways shall be designed and
located to avoid excessive cut and fill,
surface disturbance and to respect the
existing topography.

Policy 1.24O

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

Policy 1.24P

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

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
The project proposes to construct a bridge over Buena Vista Creek to provide access to
the project site.
The project proposes to establish a 50-foot biological buffer and a 50-foot planning buffer
for a total 100-foot buffer zone. The average hotel building setback from Buena Vista
Creek is 117 feet. The proposed wetland buffer zone includes some development within
the 50-foot planning buffer consisting of a fire/maintenance access road (with an allweather grasscrete surface), essential utility and drainage facilities, a pedestrian trail
(which coincides with the fire/maintenance access road), and support structures for the
pool area separated from the buffer by a planted masonry wall.
The project site has been designed to implement pervious grasscrete surfaces for 0.65
acres of access roads within the biological buffer; therefore, natural drainage surrounding
Buena Vista Creek would be supported.
The existing elevation of the site ranges from approximately 23 feet amsl near the center
of the site and decreases as it nears Buena Vista Creek to approximately 8 to 13 feet
amsl along the creek bed. As such, the project site is relatively flat and would require
minimal cut and fill grading activities. The proposed development areas have been
consolidated to the northern portion of the project site along SR-78 to preserve the
wetland buffers and planning buffers along Buena Vista Creek.
The project site is relatively flat ranging from approximately 8 to 23 feet amsl, including
the Buena Vista Creek banks. The project development footprint would be primarily
located on the previously filled and relatively flat portion of the project site. The proposed
parking areas would require minimal grading and would be adapted to the topographic
character of the site.
The project site consists of a disturbed vacant lot. The proposed development area has
been consolidated in the northern portion of the project site to comply with the cities’
wetland and planning buffer guidelines. The proposed construction staging areas would
be sited during the different construction phases to minimize disturbance, as discussed
in Section 4.3, Biological Resources, and Section 4.10, Hydrology and Water Quality.

Conformance/
Non-conformance
The proposed project
would be consistent
with this policy.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy 1.24Q

Policy Text
Groundcover shall be re-established
as early as possible as construction
proceeds.

1.25
Undevelopable
Lands Objective

To enhance the community welfare
and increase public safety through the
preservation of significant natural
resources, or the provision of
adequate building setbacks from
natural hazards.
Lands considered undevelopable shall
be unbuildable and shall not be
included in density calculation that
defines the development potential on a
site. Undevelopable lands include
slopes in excess of forty percent (40%)
with a minimum elevation differential of
twenty-five (25) feet and riparian
corridors or associated vegetated
areas of: 1) rivers, 2) intermittent or
perennial streams, or 3) lakes. As a
minimum, riparian corridors shall
include channel ways and banks.
Since land use patterns and
developments are long-term features,
land on which significant natural
hazards are likely to occur within the
economic life of the proposed use shall
be evaluated for their developability.
The City may require studies,

Policy 1.25A

Policy 1.25B

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
The first phase of construction would include mass grading of the development area.
Groundcover for the proposed development of the structures and landscaping would
occur at the earliest stage possible during construction. The project would include a
project design feature to implement a stormwater pollution prevention plan (SWPPP)
during construction to reduce sediment transport, in addition to other construction best
management practices (BMPs) to reduce erosion.
The project site consists of a disturbed vacant lot. The proposed development area has
been consolidated in the northern portion of the project site to comply with the cities
wetland and planning buffer guidelines. While structures would be placed in a 100-year
flood zone, several project design features (such as developing habitat spaces within the
hotel structures shall construct flood elevations above the 100-year flood elevation level)
would ensure that impacts from flooding would be minimized.
The project site is relatively flat, with minimal sloping, and has been previously disturbed.
The project development footprint is primarily adjacent to Buena Vista Creek and its
northern bank, with a portion spanning the creek for the development of the bridge. The
proposed riparian buffer would include a 50-foot biological buffer and a 50-foot planning
buffer, and would total 3.08 acres. The buffer zone would consist of native riparian
planting, restoring the existing disturbed vegetation. The proposed development area
has been consolidated to the northern portion of the project site to comply with the cities
wetland and planning buffer guidelines.

The Feasibility-Level Geotechnical Evaluation conducted for the project site provides the
recommended method to construct buildings on the project site. With incorporation of the
measures provided in the Feasibility-Level Geotechnical Report, seismic and geologic
hazards would be less than significant.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

1.32 Coastal
Zone Objective

Policy 1.32A

2.01 Commercial
Subdivision
Objective

Policy 2.01B

Policy Text
mitigation measures, and/or hazard
setbacks to fulfill this policy.
To provide for the conservation of the
City’s coastal resources and fulfill the
requirements of the California Coastal
Act of 1976.
The City shall utilize the certified Local
Coastal Plan and supporting
documentation for review of all
proposed projects within the Coastal
Zone (Figure 3 of the Land Use
Element). Specifically, the goals and
policies of the Local Coastal Program
Land Use Plan shall be the guiding
policy review document.
To assure commercial subdivisions of
land shall promote long-term economic
efficiency and provide benefits to the
community.

Subdivision of commercial lands shall
encourage wherever possible the
unification of access and site design
with adjacent and surrounding
commercial land uses.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

The project would be developed in accordance with the Oceanside LCP and would
restore the wetland buffers along Buena Vista Creek and provide visitor-serving uses in
the coastal zone.
A portion of the proposed project is located in the coastal zone in both Oceanside and
Carlsbad. The goals and policies of the Oceanside and Carlsbad LCPs are analyzed in
this table.

The proposed project would have a positive effect on the community and region by
contributing to the economy of Oceanside in terms of jobs, personal income, and tax
revenues. In addition, the nature of the proposed project would contribute to the local
economy by attracting visitors and tourists to the area. The project proposes to enhance
and restore the disturbed site with native landscaping. In addition, the restoration of the
wetland buffers and native landscaping throughout the site would enhance the biological
aspect of the project site and would assist in the viability of access to public trails and
open space.
The project proposes to provide the primary access point to the site from the existing
commercial development to the south. Freeway pylon signs would be provided along the
project perimeter advertising the proposed hotels and the existing commercial Westfield
Carlsbad Shopping CenterShoppes at Carlsbad Mall. The proposed design of the project
site would enhance the visual cohesiveness by utilizing a design of similar bulk, scale,
form, and color as the dominant surrounding commercial development of North County
Plaza, Westfield Carlsbad, and El Camino North.

Conformance/
Non-conformance

The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
policy.

6556
4.1-41

4.1 – LAND USE AND PLANNING

Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
2.2 Commercial
Development
Objective

Special
Commercial
Policy 2.24A

Special
Commercial
Policy 2.24B
Coastal Zone
Policy 2.241A

Interstate 5, State
Highway 76, and
State Highway 78

Policy Text
The City shall preserve and enhance
viable, positive commercial
developments through the proper
allocation of the following commercial
land use designations: community
commercial, neighborhood commercial,
general commercial, special
commercial and professional
commercial.
Special commercial shall designate
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.
Signage in Special Commercial
developments shall be consistent with
any special guidance systems
established for the area.
Development on property designated
Special Commercial within the
boundaries of the Coastal Zone or
Local Coastal Program (LCP) Area
shall provide coastal dependent,
recreational and visitor serving uses
and facilities as specified by the LCP
and Coastal Act of 1976 (see Figure
LU-16 of the Land Use Element).
Commercial sites adjacent to freeway
off-ramps and expressway
intersections shall coordinate site

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
Special commercial sites are those 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. The project proposes to develop a commercial
use (i.e., hotels) and therefore would be consistent with the Special Commercial
designation of the site.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
objective.

The proposed project site would be consistent with the Special Commercial designation
as it is located within the coastal zone, Buena Vista Creek transverses the southern
portion of the project site, and the site is located immediately south of the SR-78
eastbound on-ramp, east of Buena Vista Lagoon; therefore, the project would be
consistent with the Special Commercial designation as defined.

The proposed
project would be
consistent with this
policy.

A sign plan has been prepared and submitted to the City of Oceanside for review and
approval to ensure that proposed signage is consistent with any special requirements of
the area and the city. The sign plan depicts the type of signs proposed for the trail, entry
sign, monument sign, and all other proposed signage.
The project proposes to construct visitor-serving uses (i.e., three hotel buildings) within
the coastal zone.

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.

Figure LU-18 depicts the special commercial area along SR-78 and frontage property.
The proposed project is located along SR-78 and its intersection with Jefferson Street.
The project would share driveway access with the existing Buena Vista Sewer Lift

The proposed
project would be
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Corridors Policy
2.242 A

Interstate 5, State
Highway 76, and
State Highway 78
Corridors Policy
2.242 B

Interstate 5, State
Highway 76, and
State Highway 78
Corridors Policy
2.242 D
Commercial
Design Policy
2.27 A

Policy Text
development to provide joint use of
entrance/exit points, parking areas,
freeway/expressway-oriented signage,
rest areas and visitor-serving facilities
(see LU-18 of the Land Use Element).
Given the proximity and visibility from
major travel corridors, development
shall place a major emphasis on
providing visitor-serving uses and
facilities. Larger sites may provide
commercial development of
community serving or higher level.
Commercial developments shall be
encouraged to provide facilities that
promote and support the use of public
transportation systems.
Commercial architecture shall
emphasize establishing prominence
and identity to businesses while
presenting tasteful, dignified, and
visually appealing designs compatible
with their surroundings.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
Station. In addition, the project site is identified in Figure LU-18 of the Land Use Element
as a special commercial frontage area along SR-78. While the proposed trail and trail
connections would be available for public access, no other joint-use facilities are
proposed with SR-78. The nature of the proposed development (i.e., hotels) would be a
direct serving facility to visitors to the area traveling along SR-78.
The project proposes to develop three hotel buildings (and associated amenities)
adjacent to SR-78.

The proposed project would be constructed at the southeastern intersection of SR-78
and Jefferson Street; between SR-78 and Westfield Carlsbad. The North County Transit
District Bus System (Breeze) has an existing bus route along Jefferson Street, with stop
#3 Plaza Camino Real Transit Center located just south of the project site. Stop #3
serves routes 302, 309, 323; and connects to the College Boulevard Sprinter Station.
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. The color scheme of the buildings consists of earth tones. 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. The
bridge would include design elements such as light poles with lanterns and banners, a
project identity sign, marquee pedestals with large lanterns (for signage at the bridge,
refer to Figure 3-2e), and benches on the western side. The introduction of multi-story
hotel buildings and vegetation on a previously undeveloped site would be visibly
noticeable. The proposed project would contribute to visual cohesiveness of the existing
boxy form and white color of buildings within the Westfield Carlsbad, North County Plaza,
and El Camino North shopping centers that are the dominant land uses surrounding the
project site. Additionally, the project would introduce additional landscaping and plant
species to the northern portion of Buena Vista Creek, enhancing the views when
compared to the barren and sparsely vegetated project site.

Conformance/
Non-conformance
consistent with this
policy.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Commercial
Design Policy
2.27 B
Commercial
Design Policy
2.27 C

Commercial
Design Policy
2.27 D

Commercial
Design Policy
2.27 E

Policy Text
Landscape design shall incorporate
areas for benches, trash receptacles,
bicycle racks, and other forms of street
furniture where appropriate.
Parking areas shall be designed to
meet the following criteria: 1) parking
spaces shall be provided in sufficient
number to serve all proposed and
probable uses within the development;
2) parking areas shall balance the
number of spaces according to
individual tenant requirements; 3)
parking spaces shall be located within
convenient walking distance to
commercial structures; 4) access lanes
shall be located so not to disrupt
pedestrian movements nor traffic flow
from parking area loading aisles; 5)
compact parking spaces shall be well
dispersed throughout the parking area.
Trash disposal areas and
loading/unloading facilities shall be
screened from view and, whenever
possible, separated from customer
serving areas.
All commercial developments shall be
designed to insure that visual, noise,
lighting, traffic, and other negative
impacts do not adversely affect
surrounding residential areas.

The Inns at Buena Vista Creek EIR
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Consistency Analysis
Trash enclosures would incorporate planting buffers to screen visual impacts. The
landscaped retaining wall that would travel along the development boundary south of
Hotel Buildings 1 and 2 would include benches on the hotel side. Additionally, benches
would be provided on the bridge and in other appropriate areas on the project site.
The project proposes to construct a parking structure and surface parking that would
provide a total of 479 parking spaces. The on-site circulation network would be designed to
ensure adequate safety for pedestrians (see Figure 3-4, Pedestrian Connection, of this
EIR).

The proposed trash and loading areas would be located on the backside of Hotel
Building 1 and the east side of Hotel Building 2 and the parking structure, and the west
side of the parking structure; away from the main entrance of the hotel buildings. In
addition, concrete masonry walls would be constructed for the trash disposal areas. The
walls would be painted to match the nearby buildings and screen walls. Landscaping
would be incorporated around the walls to provide a visual buffer.
The project’s impacts, including impacts to visual, noise, lighting, and traffic are
discussed in this EIR. Mitigation measures have been provided to reduce potentially
significant impacts that would occur from the implementation of the proposed project.
With incorporation of the proposed mitigation measures, impacts would be less than
significant or would not adversely affect surrounding residential areas.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Commercial
Design Policy
2.27 F

Commercial
Design Policy
2.27 G

Commercial
Design Policy
2.27 H
2.7 Community
Facilities
Management
Objective

Policy A

Policy Text
Where appropriate, walkways,
arcades, concourses, malls, plazas,
courtyards, and other pedestrianoriented design features shall be
provided to encourage pedestrian
movement within the development and
to adjacent developments.
The phasing of commercial projects
shall be permitted to allow initial
development and expansion in
response to demographic and
economic changes. Site designs shall
illustrate the ultimate development of
the property and/or demonstrate their
ability to coordinate and integrate with
surrounding commercial properties.
The City shall not approve any phasing
plan that allows a development or use
that is inconsistent with the site’s land
use designation.
To provide a consistent level of quality
and affordable public services and
facilities and to effectively manage
development to ensure that a
consistent service level is continued.
Capital improvement impact fees shall
be collected at the time a building
permit is issued and should consist of
four components: 1) a fee based on
share of citywide capital improvement
expansion and replacement needs

The Inns at Buena Vista Creek EIR
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Consistency Analysis
A pedestrian circulation plan has been created to encourage pedestrian movement
throughout the project site, and to/from the existing commercial uses and public
transportation uses to the south.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.

The proposed hotel buildings would be developed in phases; however, all three hotel
buildings would be constructed within approximately 20 months.

The proposed
project would be
consistent with this
policy.

The land use designations for the proposed project site are Special Commercial,
Regional Commercial and Open Space. Hotels are permitted within these land use
designations with the approval of a conditional use permit.

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
objective.

The project proposes to construct a high-quality commercial development consisting of
three separate hotel buildings with different room rates. As part of the proposed project,
a public use trail would be developed north of Buena Vista Creek, south of the hotel
development. This trail, along with off-site pedestrian sidewalk improvements, would
allow for pedestrian access to Hosp Grove Park and potential future trails within Buena
Vista Lagoon.
Prior to the issuance of the building permits, the project applicant would pay all required
development fees to the approval of the City of Oceanside.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

3.11 Vegetation
and Wildlife
Habitats
Objective
Policy A

Policy C

Policy Text
represented by the proposed
development; 2) a fee to cover
additional construction and
replacement of capital improvements
directly serving the proposed
development; 3) fees must be
adequate to cover the full cost of noncitywide facilities serving the
development (neighborhood parks,
fire, and paramedic facilities), including
a reserve for replacement costs; 4) In
addition, fees must cover new
construction and replacement of
citywide facilities.
Recognition and preservation of
significant areas with regard to
vegetation and wildlife habitats.
A biological survey report, including a
field survey, shall be required for a
proposed project site if the site is
largely or totally in a natural state or if
high interest species of plants or
animals have been found on nearby
properties.
In areas where vegetation or wildlife
habitat modification is inevitable,
mitigation and/or compensatory
measures such as native plant
restoration, land reclamation, habitat
replacement, or land interest donation
will be considered.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

Conformance/
Non-conformance

The project has consolidated the proposed development to the northern portion of the
project site in an effort to preserve the biological resources located adjacent to Buena
Vista Creek. The proposed development area is located outside of the cities biological
and planning wetland buffers.
A Biological Technical Report was prepared by Dudek. The biological report includes
several field survey reports, and documents the biological resources within and adjacent
to the proposed project site.

The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
policy.

The project site consists of a disturbed vacant lot. Due to deposited dredge spoils from
Buena Vista Lagoon and other previous activities that have occurred on the project site,
on-site vegetation is minimal and is disturbed. The project proposes to restore the
wetland buffer vegetation along Buena Vista Creek and proposes to use a native plant
palate to landscape the developed area.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy D

Policy Text
Areas containing unique vegetation or
wildlife habitats shall receive a high
priority for preservation.

3.12 Floodplain
Policy A

Construction is prohibited within the
floodway and restricted in the
floodplain by requiring flood-proofing
measures for all structures.

Policy B

The City shall require property owners
with land adjacent to the floodway to
make reasonable channel improvements
concurrent with development for their
land or to contribute to a fund for future
improvements of the length of the
channel by the City.
To preserve the Buena Vista Lagoon’s
critical habitats by a comprehensive
program of erosion and siltation
control.

3.13 Erosion and
Siltation Controls

3.14 Grading and
Excavations
Objective

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

The Inns at Buena Vista Creek EIR
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Consistency Analysis
The project has consolidated the proposed development to the northern portion of the
project site in an effort to preserve the biological resources located adjacent to Buena
Vista Creek. The proposed development area is located outside of the cities biological
and planning wetland buffers.
The project site is located within a 100-year flood zone. Mitigation measure (MM) HYD-4
would ensure that construction would not result in significant hydrological impacts related to
the 100-year flood zone. To help ensure impacts during operation remain less than significant,
the proposed project would include project design features incorporated to minimize flood
damage in the event of a storm. Project design features include the following: habitable
spaces within the hotel structures shall construct flood elevations above the 100-year flood
elevation level and all proposed structures shall meet California Building Code specifications.
Due to proposed replacement of the existing double 48-inch pipe and 42-inch pipe
drainage systems with a reinforced concrete box and reinforced concrete pipes and
proposed biofiltration detention facilities for stormwater flow attenuation, discharges to
Buena Vista Creek at the same locations as currently utilized would result in the same or
decreased flow rates from existing conditions. The proposed project would not increase
water volume and flow that would occur immediately following rainfall and heavy storm
events.
In addition to the discussion under 3.12 Policy B, implementation of LID measures would
further reduce water quality impacts resulting from on-site stormwater runoff generation
and erosion potential. As the proposed project would not increase water volume and flow
that would occur immediately following rainfall and heavy storm events, erosion along the
Buena Vista Creek banks would not occur beyond that under existing conditions. A
construction stormwater pollution preventions plan that would ensure control of sediment
and pollutant runoff into Buena Vista Creek is incorporated as a project design feature.
Several project design features have been incorporated to ensure adequate safety, with
considerations of the geologic conditions of the project site. Prior to issuance of the grading
permit, the applicant shall verify that the applicable recommendations of the Geotechnical
Investigation Proposed Inns at Bridgecreek, prepared by Geotechnical Professionals Inc. in
January 2014 (see Appendix M, Geotechnical Investigation, of this EIR) have been incorporated
into the project design and construction documents to the satisfaction of the City Engineer.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
objective.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy A

3.2 Cultural
Resources Policy
B

Policy Text
Investigation and evaluation of
currently affected areas will indicate
the measures to be included, such as
the following measures: 1) Keep
grading to a minimum, leave
vegetation and soils undisturbed
wherever possible; 2) plant bare
slopes and cleared areas with
appropriate vegetation immediately
after grading; 3) chemically treat soils
to increase stability and resistance to
erosion; 4) install retaining structures
where appropriate; 5) construct
drainage systems to direct and control
rate of surface runoff; 6) construct silt
traps and settling basins in drainage
systems; 7) construct weirs and check
dams on streams.
The City shall encourage the
acquisition, restoration and/or
maintenance of significant cultural
resources by private organizations.

3.2 Cultural
Resources Policy
C

Cultural resources that must remain insitu to preserve their significance shall
be preserved intact and interpretive
signage and protection shall be
provided by project developers.

3.2 Cultural
Resources Policy
D

An archaeological survey report shall be
prepared by a SOPA (Society of
Professional Archaeologists) certified

The Inns at Buena Vista Creek EIR
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Consistency Analysis
The recommended grading and excavation mitigation measures have been incorporated
into the project; see Section 4.10, Hydrology and Water Quality.

As discussed in Section 4.6, Cultural Resources, due to the heightened archaeological
sensitivity of the project site, mitigation measures were implemented to ensure that
archaeological and paleontological monitoring occurs during grading and excavation
activities for the proposed project. If cultural or paleontological resources are found,
ground-disturbing activities would temporarily halt to allow recovery of the find.
As discussed in Section 4.6, Cultural Resources, due to the heightened archaeological
sensitivity of the project site mitigation measures were implemented to ensure that
archaeological monitoring occurs during the grading and excavation activities of the
proposed project. If cultural resources are found, ground-disturbing activities would
temporarily halt to assess the significance of the find. If the resources must remain in situ
proper protection and signage would be provided.
An archaeological survey was performed on the project site by ASM in 2010. According
to the report, no cultural resources were identified on the project site. However, due to
the heightened archaeological sensitivity of the project site (i.e., the site is located

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

3.23
Paleontological
Resources
Objective
Policy A

Long Range
Policy Direction
Goal I

Policy Text
archaeologist for a project proposed for
grading or development if any of the
following are met: 1) the site is
completely or largely in a natural state; 2)
there are recorded sites on nearby
properties; 3) the project site is near or
overlooks a water body (creek, stream,
lake freshwater lagoon); 4) the project
site includes large boulders and/or oak
trees; or 5) The project site is located
within a half-mile of Mission San Luis
Rey.
Recovery, retention and evaluation of
paleontological resources.

Consistency Analysis
adjacent to a creek and within one mile of several previously recorded sites), mitigation
has been provided to incorporate archaeological monitoring during ground disturbing
activities during the construction phase of the project.

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

A Paleontological survey report was prepared for the project site by the San Diego
Natural History Museum in 2010. No surface paleontological resources were identified as
occurring on the project site. However, as recommended the Paleontological Report, the
project has incorporated paleontological monitoring activities to reduce potential impacts
to known paleontological resources.

Encourage safe multiple use trails
within the City that provide a variety of
experiences.

The Inns at Buena Vista Creek EIR
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As discussed in Section 4.6, Cultural Resources, mitigation measures have been
incorporated to provide recovery, retention and evaluation of paleontological resources.

Recreational Trails Element
As part of the project, a trail would be constructed for the enjoyment of hotel guests and
the public. The public 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 within 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).

Conformance/
Non-conformance
consistent with this
policy.

The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
goal.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Objective 1.1

Policy Text
Encourage the development of Class I
(off street) trails for multiple use.

Consistency Analysis
See Recreational Trails Element Goal 1.

Objective 1.3

Where feasible, design trails to the
maximum width to safely
accommodate multiple trail users.

The proposed public trail would be designed to appropriately accommodate users.

Objective 1.6

Design trails which are aesthetically
pleasing, incorporating landscaping,
buffering, scenic overlooks, and
historic elements where possible to
provide a variety of experiences.
An interconnected network of pedestrian
facilities within the City, linking
recreational and other destinations.
Continue to require pedestrian
oriented trails and amenities in parks,
new developments, and commercial
centers. Encourage the inclusion of
greenbelts and common open space
for pedestrian use in residential
development. Prioritize sidewalk
construction in areas where sidewalks
are missing as part of the City’s
Capital Improvement Budget.
Continue to construct sidewalks on all
streets as improvements occur.
Sidewalks should be adequately
maintained and kept clear of
obstructions. Landscaped walking

The proposed trail (coinciding with the fire/maintenance access road) would be
incorporated into the wetland buffer, as close to the hotel buildings and structures as
possible and farthest from the creek.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
objective.
The proposed project
would be consistent
with this objective.

See Recreational Trails Element Goal 1 and Figure 3-4, Pedestrian Connection. The
proposed public trail and off-site improvements to Jefferson Street pedestrian sidewalks
would contribute to furthering this goal.
See Recreational Trails Element Goal 1 and Figure 3-4, Pedestrian Connection. The
proposed project includes a public trail and off-site improvements to Jefferson Street
pedestrian sidewalks. An adequate and safe pedestrian circulation network would be
developed.

The proposed project
would be consistent
with this goal.
The proposed
project would be
consistent with this
objective.

See Recreational Trails Element Goal 1 and Figure 3-4, Pedestrian Connection. The
proposed project includes a public trail and off-site improvements to Jefferson Street
pedestrian sidewalks. An adequate and safe pedestrian circulation network with
associated landscaping would be developed within the project site.

The proposed
project would be
consistent with this
objective.

Goal 8

Objective 8.2

Objective 8.3

The Inns at Buena Vista Creek EIR
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Objective 8.4

Policy Text
corridors should be encouraged in new
development through use of
meandering sidewalks, linear larks,
greenbelts, and similar elements.
Provide links and associated signage
to pedestrian amenities such as Buena
Vista Lagoon and Calavera Lake in
adjacent cities, the beach, and public
parks.

Objective 8.7

Provide access for the handicapped,
elderly, and visually and hearing
impaired to all public buildings, parks,
and trails in accordance with State law
and the Americans with Disabilities
Act.

Public Safety
Element Goal

Take the action necessary to ensure
an acceptable level of public safety for
prevention and reduction of loss of life
and personal property of the citizens of
Oceanside.
Consider seismic and geologic
hazards when making land use
decisions particularly in regard to
critical structures.
Minimize the risk of occupancy of all
structures from seismic and geologic
occurrences.

Seismic and
Geologic Hazard
Objective 1
Seismic and
Geologic Hazard
Objective 2

The Inns at Buena Vista Creek EIR
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Consistency Analysis

The proposed public trail and off-site sidewalk improvements would provide a connected
and more complete pedestrian network in the area. The project’s trail would connect to
the City of Carlsbad trail system at Hosp Grove at the intersection of Jefferson Street and
Marron Road. Furthermore, the portion of the trail near Hotel Building 3 would allow for a
continuous trail system for an anticipated community trail that would travel east to west,
called the Waterfalls to Waves trail. The project would increase pedestrian access to the
areas around Buena Vista Lagoon.
The public use trail, on-site pedestrian circulation network, and off-site Jefferson Street
sidewalk improvements would be built in compliance with the Americans with Disabilities
Act (ADA) and would not be designed in such a way to prevent access from
handicapped, elderly, or impaired persons.

Public Safety Element
A chain-link fence currently exists along SR-78. This fence would remain in place to
provide a safety barrier between the proposed development and the existing freeway.

Several geological studies have been prepared for the project site that provide the
recommended method to construct buildings on the project site. With incorporation of the
measures provided in the Feasibility-Level Geotechnical Report, seismic and geologic
hazards would be less than significant.
Several geological studies have been prepared for the project site that provide the
recommended method to construct buildings on the project site. With incorporation of the
measures provided in the Feasibility-Level Geotechnical Report, seismic and geologic
hazards would be less than significant.

Conformance/
Non-conformance

The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
goal.
The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
objective.
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City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Seismic and
Geologic Hazard
Objective 3

Policy Text
Provide to the public all available
information about existing seismic and
geologic conditions.

Flood Hazard
Objective 1

Consider the potential for flooding
when making land use decisions.

Goal 1

A multimodal transportation system,
which allows for the efficient and safe
movement of all people and goods and
which meets current demands and
future needs of the population and
projected land uses with minimal
impact to the environment.

Goal 2

Alternative modes of transportation to
reduce the dependence on the
automobile.

The Inns at Buena Vista Creek EIR
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Consistency Analysis
The existing seismic and geologic conditions are provided in the geotechnical reports
prepared for the project site and included as Appendices M though P (Geotechnical
Investigation, Feasibility-Level Geotechnical Evaluation, Geotechnical Engineering
Investigation, and Geotechnical Engineering Recommendations) of this EIR.
Buena Vista Creek is located along the southern boundary of the project site.
Construction of the proposed off-site improvements such as a retaining wall adjacent to
the existing Buena Vista Sewer Lift Station, narrowing the existing median, relocating the
existing catch basin located in the existing median, providing a 4-inch curb for Oceanside
emergency access, and the relocation of existing San Diego Gas & Electric electrical
facilities, would be designed to account for potential flooding. Following construction of
off-site improvements, impacts relative to the failure of a levee or dam would be reduced
to a level that is less than significant.
Circulation Element
Long Range Policy Direction
The proposed project would include on- and off-site improvements to the existing and
proposed circulation network that would support the proposed project operations.
Pedestrian, bicycle, and road improvements would be implemented to facilitate efficient
flow of traffic and the safe and effective passage of pedestrians and cyclists. Additionally,
the project would include electric shuttle service to and from the site from popular
locations within the project vicinity to reduce automobile traffic and reduce traffic
congestion in the project area. Signage, lighting, and other improvements would be
made to ensure user safety on and around the site. Additionally, the project would be
located within walking distance from the Plaza Camino Real Transit Center, which would
provide public transit to and from the site.
As part of the proposed project operations, 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 Tthe Westfield Carlsbad Shopping
CenterShoppes at Carlsbad Mall Parking Lot, free public transportation would be an option for

Conformance/
Non-conformance
The proposed
project would be
consistent with this
objective
The proposed
project would be
consistent with this
objective

The proposed
project would be
consistent with this
goal.

The proposed
project would be
consistent with this
goal.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text

Consistency Analysis
hotel visitors and employees, with multiple trips to these designations throughout the day.
Bicycle and pedestrian improvements would also be made in and around the project site to
enhance bicycle and pedestrian usage and connectivity. Lastly, the project would be located
walking distance from the Plaza Camino Real Transit Center, which would provide public
transit to and from the site.
See Goal 2.

Goal 3

Alternative transportation strategies
designed to reduce traffic volumes and
improve traffic flow.

Goal 4

A citywide transportation system that
integrates with the regional
transportation system.

See Goal 2.

Goal 5

A multimodal transportation system
that creates a balance with preserving
community values and maintaining
public acceptance.
Implement a circulation system that
provide a high level of mobility,
efficiency, access, safety, and
environmental consideration that
accommodates all modes of travel
such as vehicular, truck, transit,
bicycle, pedestrian, and rail.

See Goal 2.

Objective i.

Policy 2.4

The City’s circulation system shall
promote efficient intra- and inter-city
travel with minimum disruption to

The Inns at Buena Vista Creek EIR
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Bicyclists would be able to access the project site from both the Jefferson Street
driveway and the primary driveway/bridge spanning Buena Vista Creek. The proposed
project frontage improvements along northbound Jefferson Street would also provide
bicyclists with a continuous bike lane from Marron Road to the SR-78 eastbound ramps
to improve bicycle facility connectivity. Additionally, sidewalk improvements would be
provided along Jefferson Street from the project’s western point of entry, north to the SR78 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 the North County Plaza shopping area. All sidewalk improvements would provide
an ADA-accessible path of travel. Lastly, the proposed project would be located walking
distance to the North County Transit District stop that provides frequent bus service.
Numerous roadway improvements would be made as part of the proposed project,
including widening Jefferson Street, bicycle and pedestrian connectivity improvements,
and easement additions for emergency access. The City of Carlsbad has constructed a

Conformance/
Non-conformance

The proposed
project would be
consistent with this
goal.
The proposed
project would be
consistent with this
goal.
The proposed
project would be
consistent with this
goal.
The proposed
project would be
consistent with this
objective.

The proposed
project would be
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City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text
established and planned residential
neighborhoods.

Policy 2.5

The City will strive to incorporate
complete streets throughout the
Oceanside transportation network
which are designed and constructed to
serve all users of streets, roads and
highways, regardless of their age or
ability, or whether they are driving,
walking, bicycling, or using transit.

Goal 1

A transportation network that supports
safe and efficient travel for all modes
of transportation.

Goal 2

A transportation network that is
designed to accommodate the existing
and future growth of the City of
Oceanside.

Objective i.

Aim for an acceptable Level of Service
(LOS) D or better on all Circulation
Element roadways on an average daily

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
westbound right-turn lane at the intersection of Jefferson Street and Marron Road . This
roadway improvement, included a prohibition of southbound U-turns at the Jefferson
Street and Marron Road intersection, and includes signage indicating that southbound Uturns at this intersection are not allowed. As such, U-turns would not be allowed at this
location and hazardous traffic impacts would not occur as a result of the proposed
project.
See Objective i. Bicyclists would be able to access the project site from both the Jefferson
Street driveway and the primary driveway/bridge spanning Buena Vista Creek. The proposed
project frontage improvements along northbound Jefferson Street would also provide
bicyclists with a continuous bike lane from Marron Road to the SR-78 eastbound ramps to
improve bicycle facility connectivity. Additionally, sidewalk improvements would be provided
along Jefferson Street from the project’s western point of entry, north 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 the North County
Plaza shopping area. All sidewalk improvements would provide an ADA-accessible path of
travel.
Master Transportation Roadway Plan
See Long Range Policy Direction Goals 1 and 2, Objective I, and Policy 2.4.

The proposed project would provide circulation system improvements as described in
Long Range Policy Direction, Policy 2.4, bicycle and pedestrian improvements, and
would include electric shuttle service. All of these project components would enhance the
performance of the existing circulation system and aid Oceanside in accommodating
future growth in the project area. Additionally, the project would be located walking
distance from the Plaza Camino Real Transit Center, which would provide continual
public transit for project users and residents.
The results of the Traffic Impact Analysis prepared for the project, conducted by RBF
Consulting, show that all study intersections will continue to operate at acceptable levels
of service (level of service (LOS) D or better). The daily roadway segment analysis under

Conformance/
Non-conformance
consistent with this
policy.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
goal.
The proposed
project would be
consistent with this
goal.

Although the project
would operate at a
deficient LOS for
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Objective ii.

Policy 3.3

Policy 3.4

Policy Text
basis and at intersections during the
AM and PM peak periods.

Consistency Analysis
Existing Plus Cumulative conditions shows that the segment of El Camino Real from
Vista Way to SR-78 Westbound Ramps is forecast to operate at a deficient LOS (LOS E
or worse); however, the addition of daily project trips does not increase the volume-tocapacity (V/C) ratio by more than the allowable increase (0.020). Therefore, traffic
generated by the project would not significantly impact this segment of El Camino Real.

Ensure that all streets within the City
achieve the City’s mobility goals and
design standards as highlighted
throughout [Chapter 3 of the
Circulation Element].
All streets within the City shall be
designed in accordance with the
adopted City of Oceanside design
standards. Typical cross-sections and
design criteria for the various street
classifications are shown in the City
Engineers Design and Processing
Manual.
The City may permit construction of
private streets within individual
development projects, provided that:
 They are designed geometrically
and structurally to meet City
standards.
 Only project occupants are served.

The project would be reviewed by the Planning Commission to ensure that all Oceanside
-required design parameters are met. Design parameters include street widths, access
improvements, landscape standards, streetlights, lighting requirements, architectural
design, etc.

Conformance/
Non-conformance
one roadway
segment, the
proposed project
would be consistent
with this policy
because the daily
project trips do not
increase the V/C
ratio by more than
the allowable
increase.
The proposed
project would be
consistent with this
objective.

See Objective ii. The project would be reviewed by the Planning Commission and
Oceanside’s traffic engineer to ensure that all Oceanside -required design parameters
and standards are met. Design parameters include street widths, access improvements,
landscape standards, streetlights, lighting requirements, architectural design, etc.

The proposed
project would be
consistent with this
policy.

The project would be reviewed by the Planning Commission and Oceanside’s traffic
engineer to ensure that all Oceanside -required design parameters and standards are
met. Design parameters include street widths, access improvements, landscape
standards, streetlights, lighting requirements, architectural design, etc.

The proposed
project would be
consistent with this
policy.

The Inns at Buena Vista Creek EIR
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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
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text
 All emergency vehicle access
requirements are satisfied.
 The streets do not provide direct
through route between public
streets.
The Homeowners Association and/or
property owners provide an acceptable
program for financing regular street
maintenance.

Policy 3.5

The City may allow private streets to
be designed with narrower right-ofway, if approved after City review.

Policy 3.6

The City shall institute street access
guidelines consistent with the street
classifications. These shall be applied
where feasible to all new developments.
The following guidelines shall be used to
define appropriate access:
 The City shall prohibit driveway
access to prime arterials.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
Street access point, with connections to the three hotel buildings, parking structure, and
pavilion.

Conformance/
Non-conformance

Regarding emergency access, an all-weather access road along Buena Vista Creek
would be constructed and maintained, which would serve to provide emergency access
to Hotel Buildings 1 and 2. Additionally, 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 roads would be
provided from the project’s main entrance. In addition, access to the southern fire access
road would be provided from Jefferson Street.
Internal circulation system improvements would only serve project users.
The project would be reviewed by the Planning Commission and Oceanside’s traffic
engineer to ensure that all Oceanside -required design parameters and standards are
met. Design parameters include street widths, access improvements, landscape
standards, streetlights, lighting requirements, architectural design, etc.
The two access points for the proposed project would be from Ring Road (a private
street within the El Camino Real Shopping Center within the City of Carlsbad) and
Jefferson Street (a secondary arterial). Therefore, the project site does not provide
access to a prime or major arterial roadway.

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.

Additionally, the project would be reviewed by the Planning Commission and
Oceanside’s traffic engineer to ensure that all Oceanside -required design parameters
and standards are met. Design parameters include street widths, access improvements,
landscape standards, streetlights, lighting requirements, architectural design, etc.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy 3.9

Policy Text
 Driveway access to major arterials
shall not be permitted unless there
is no other reasonable means of
access to the public street system.
Where access to major arterials or
secondary collectors must be
allowed, it shall be limited through
the use of medians and/or access
controls to maintain street
capacity.
 Along major arterials, access
spacing shall be a standard
distance of 1,200 feet or more.
Under special circumstances this
distance may be reduced to a
minimum of 600 feet where access
is limited to right-in and right-out
only. The above measurements
shall be made from the ends of
curb returns.
Along secondary collectors, the
corresponding access spacing shall be
600 feet for the standard distance and
a minimum of 300 feet for special
circumstances where access is limited
to right-in and right-out only. The
above measurements shall be made
from the ends of curb returns.
The City shall review all project
applications and reduce or eliminate
residential driveways on all collector
and busier streets. Access to

The Inns at Buena Vista Creek EIR
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Consistency Analysis

Conformance/
Non-conformance

See Policy 3.6. The two access points for the proposed project would be from Ring Road
(a private street within the El Camino Real Shopping Center within the City of Carlsbad)
and Jefferson Street (a secondary arterial). Therefore, the project site does not provide
access to a prime or major arterial roadway.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Objective iii.

Policy 3.10

Policy 3.11

Policy 3.12

Policy Text
commercial projects shall be designed
to meet the City’s standards and
limited to the extent feasible. The City
shall routinely review existing collector
and higher streets to determine, as
feasible, the closing, combining, or
relocation of existing driveways.
Construct the roadway in phases
consistent with the needs and growth
of the community.
The City shall require dedication and
improvement of necessary rights-ofway along Master Transportation
Roadway Plan streets. This usually will
occur in fulfillment of a condition of
approval for a tentative map or as a
condition of approval for a building
permit, whichever occurs first.
The City shall assure that each
addition to the circulation system is a
useable link on the total system and
that new routes and links are
coordinated with existing routes to
ensure that each new and existing
roadway continues to function as it
was intended.
The City shall require or provide
adequate traffic safety measures on all
new and existing roadways. These
measures may include, but are not

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
Additionally, the project would be reviewed by the Planning Commission and
Oceanside’s traffic engineer to ensure that all Oceanside -required design parameters
and standards are met. Design parameters include street widths, access improvements,
landscape standards, streetlights, lighting requirements, architectural design, etc.

Conformance/
Non-conformance

Proposed roadway improvements would be constructed in phases as part of the
proposed project to meet the needs of the project and the surrounding area to enhance
the existing circulation system and ensure future users of the site and site vicinity are
provided a safe, efficient roadway, bicycle and pedestrian network.
The proposed project is not located on a Master Transportation Roadway Plan street;
however, the project would be reviewed by the Planning Commission and Oceanside’s
traffic engineer to ensure that all Oceanside -required design parameters and standards
are met. Design parameters include street widths, access improvements, landscape
standards, streetlights, lighting requirements, architectural design, etc.

The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
policy.

See Objective iii. Additionally, bicyclists would be able to access the project site from
both the Jefferson Street driveway and the primary driveway/bridge spanning Buena
Vista Creek. The proposed project frontage improvements along northbound Jefferson
Street would also provide bicyclists with a continuous bike lane from Marron Road to the
SR-78 eastbound ramps to improve bicycle facility connectivity. Moreover, the project
proposes to construct a sidewalk along the proposed bridge to connect the project site to
the existing commercial development to the south. In addition, the project proposes to
construct a portion of a sidewalk off site along Ring Road to improve pedestrian
circulation throughout the project site and in the project vicinity.
The project would be reviewed by the Planning Commission to ensure that all
Oceanside-required design parameters are met. Design parameters include street
widths, access improvements, landscape standards, streetlights, lighting requirements,
architectural design, etc. Signage, lighting, and other improvements would be made to

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy 3.15

Policy Text
limited to, appropriate levels of
maintenance, proper street design,
traffic control devices (signs, signals,
and striping), street lighting, and
coordination with the school districts to
provide school crossing signs and
protection.
The City shall impose appropriate
prorated fees for construction of
roadway facilities and associated
landscaping to ensure that all new
development contributes to the
completion of the circulation system. In
addition to pre-permit collection, such
fees may be imposed through creation
of assessment districts.

Policy 3.16

The City shall approve and build
streets as per City of Oceanside
Engineering Manual Specifications.

Policy 3.17

The City shall require additional rightof-way width and additional
improvements of major arterials where
required for turning movements or to
provide access to adjacent properties

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
ensure user safety on and around the site including wayfinding for pedestrians and
bicyclists.

The following fair share fees would be paid by the project applicant:
 Jefferson Street from Vista Way to SR-78 (Westbound Ramps) – Contribute
proportionate fair share toward the installation of a CCTV camera and Actelis switch
at the intersection of Jefferson Street/Vista Way.
 Existing Plus Cumulative Plus Project Conditions – $7,236 (60.3%)
 Year 2030 with Project Conditions – $912 (7.6%)
 El Camino Real from Vista Way to SR-78 Westbound Ramps – Contribute
proportionate fair share toward the installation of a CCTV camera and Actelis switch
at the intersection of El Camino Real/Vista Way.
 Existing Plus Cumulative Plus Project Conditions – $612 (5.1%)
 El Camino Real from SR-78 Westbound Ramps to SR-78 Eastbound Ramps –
Contribute proportionate fair share toward planned widening of El Camino Real
bridge over SR-78 freeway.
 Existing Plus Cumulative Plus Project Conditions – $196,000 (5.6%)
The project would be reviewed by the Planning Commission to ensure that all
Oceanside-required design parameters are met. Design parameters include street
widths, access improvements, landscape standards, streetlights, lighting requirements,
architectural design, etc.
The project proposes to widen 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 median, relocating the
existing catch basin located in the existing median, providing a 4-inch curb for Oceanside
emergency access, and relocating existing San Diego Gas & Electric electrical facilities.

Conformance/
Non-conformance

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy 3.18

Policy 3.20

Policy Text
whenever access is not feasible from a
lower classification street system.
The City shall:
 Require new developments to
provide collector and local street
improvements according to the
standards of the City Engineering
Department.
 Require new developments to
dedicate necessary right-of-way when
the subdivision or development of
property adjacent to Circulation
Element streets is proposed.
 Require new developments to
provide all necessary grading,
installation of curbs, gutters,
sidewalks, parkway tree planting,
and street lights, unless these
improvements are provided
through other means.
Require new developments to provide
half-street improvements plus 12 feet
beyond the centerline in accordance
with City standards.
If the location and traffic generation of
a proposed development will result in
congestion on major streets or failure
to meet the LOS D threshold, or if it
creates safety hazards, the proposed
development shall be required to make
necessary off-site improvements. Such
improvements may be eligible for

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

Conformance/
Non-conformance

The project would be reviewed by the Planning Commission to ensure that all
Oceanside-required design parameters are met. Design parameters include street
widths, access improvements, landscape standards, streetlights, lighting requirements,
architectural design, etc. Roadway, bicycle and pedestrian improvements would be
implemented to enhance the existing and future circulation system in and around the site
including grading, curb installation, circulation connectivity improvements, sidewalks, etc.

The proposed
project would be
consistent with this
policy.

Numerous roadway improvements would be made as part of the proposed project,
including widening Jefferson Street, bicycle and pedestrian connectivity improvements,
and easement additions for emergency access. The City of Carlsbad has constructed a
westbound right-turn lane at the intersection of Jefferson Street and Marron Road. This
roadway improvement includes a prohibition of southbound U-turns at the Jefferson
Street and Marron Road intersection, and includes signage indicating that southbound Uturns at this intersection are not allowed. As such, U-turns would not be allowed at this

The proposed
project would be
consistent with this
policy.
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City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy 3.21

Policy 3.22

Goal 1

Policy Text
reimbursement from collected impact
fees. In some cases, the development
may have to wait until financing for
required off-site improvements is
available. In other cases where
development would result in
unavoidable impacts, the appropriate
findings of overriding consideration will
be required to allow temporary
undesirable levels of service.
The City shall require that those
responsible for street improvements
replant, replace, or install new landscaping
pursuant to existing City policy along all
new roadways or on those that have been
redesigned and reconstructed.
Prior to approving any street widening
project, the City shall explore all
alternatives to adding additional lanes
or acquiring additional right-of-way.

Support programs that encourage
increased vehicle occupancies and trip
reduction in order for residents to

The Inns at Buena Vista Creek EIR
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Consistency Analysis
location and hazardous traffic impacts would not occur as a result of the proposed
project.

Conformance/
Non-conformance

The proposed project would include on- and off-site improvements, including
landscaping.

The proposed
project would be
consistent with this
policy.

The project proposes to widen 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 median, relocating the
existing catch basin located in the existing median, providing a 4-inch curb for Oceanside
emergency access, and relocating existing San Diego Gas & Electric electrical facilities.
It is anticipated that adding additional lanes or acquiring additional right-of-way would not
be feasible at this location.

If it is found that
adding additional
lanes or acquiring
additional right-ofway following City
of Oceanside
review of the
project, the
proposed project
would be consistent
with this policy.

Transportation Demand Management
The proposed project would include on- and off-site improvements to the existing and
proposed circulation network that would support the proposed project operations.
Pedestrian, bicycle, and road improvements would be implemented to facilitate efficient
flow of traffic and the safe and effective passage of pedestrians and cyclists. Additionally,

The proposed
project would be
consistent with this
goal.
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City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Objective i.

Objective ii.

Objective iii.

Policy 4.1

Policy Text
enjoy the quality of life that currently
exists in Oceanside.
Move more people in fewer vehicles
while providing high quality modes of
transportation.
Maintain high quality transportation
services which cater to the needs of all
residents, regardless of age, income,
or physical ability.
Encourage alternative modes of
transportation through TDM practices
such as transit, walking, bicycling, and
teleworking especially during peak
travel periods.

The City shall encourage the reduction
of vehicle miles traveled, reduction of
the total number of daily and peak
hour vehicle trips, and provide better
utilization of the circulation system
through development and
implementation of TDM strategies.
These may include, but not limited to,
implementation of peak hour trip
reduction, encourage staggered work
hours, telework programs, increased

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
the project would include electric shuttle service to and from the site from popular
locations within the project vicinity to reduce automobile traffic and reduce traffic
congestion in the project area.
See Goal 1.

See Goal 1.

See Goal 1. As part of the proposed project operations, 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 CenterShoppes at Carlsbad Mall Parking Lot, free public
transportation would be an option for hotel visitors and employees, with multiple trips to
these designations throughout the day. Bicycle and pedestrian improvements would also
be made in and around the project site to enhance bicycle and pedestrian usage and
connectivity.
See Objective iii. Proposed project operations do not currently require TDM strategies in
the form of staggered work hours, telework programs, or ridesharing; however,
operations would not preclude these strategies to be implemented in the future.
Additionally, the proposed project would be located walking distance from the Plaza
Camino Real Transit Center, which would provide public transit service to and from the
site.

Conformance/
Non-conformance

The proposed project
would be consistent
with this objective.
The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
policy.
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City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy 4.2

Policy 4.4

Policy 4.5

Policy Text
development of employment centers
where transit usage is highly viable,
encouragement of ridesharing options
in the public and private sector,
provision for park-and-ride facilities
adjacent to the regional transportation
system, and provision for transit
subsidies.
The City shall maintain and implement
the policies and recommendations of
the Bicycle Master Plan as part of the
Recreational Trails Element. These
facilities shall connect residential areas
with schools, parks, recreation areas,
major employment centers, and
neighborhood commercial areas.
The City shall support parking policies
that increase the cost of parking and/or
reduce the supply of off-street parking
to encourage drivers to consider using
alternative modes of transportation or
carpool/vanpool opportunities where
transit facilities are available.
The City shall encourage businesses
to offer financial incentives to use
modes of transportation other than the
single occupant vehicle by way of
subsidized transit, carpool/vanpool
programs, bike to work programs,
parking cash-out programs, or some
combination of these.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

Conformance/
Non-conformance

The proposed project would include bicycle lane connectivity and signage to increase onand off-site bicycle circulation access and would enhance the connectivity between onsite uses, the Plaza Camino Real Transit Center, surrounding retail uses including the
Plaza Camino Real shopping mall and commercial center and nearby neighborhoods.

The proposed
project would be
consistent with this
policy.

Onsite parking would be included as part of the proposed project for hotel visitors and
employees; however, the project would be located walking distance from the Plaza
Camino Real Transit Center and would encourage public transit use for hotel guests and
employees. Additionally, an electric shuttle service would be provided as part of the
proposed project to reduce single-occupancy vehicles and the need for additional
parking.

The proposed
project would be
consistent with this
policy.

The proposed project does not currently require financial incentives to future employees;
however, the project does not preclude these types of programs to be implemented in
the future. Additionally, the project would be located walking distance from the Plaza
Camino Real Transit Center and would encourage public transit use for hotel guests and
employees. Moreover, bicycle and pedestrian improvements would be made to enhance
the bicycle and pedestrian circulation system, increasing access to the site.

The proposed
project would be
consistent with this
policy.
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Policy Number
Policy 4.6

Policy Text
The City shall encourage new
developments to provide onsite
facilities such as showers, lockers,
carpool stalls, and bicycle racks.

Policy 4.7

The City shall coordinate with
businesses and employers to organize
and facilitate transportation commuter
fairs that provide information on
carpools, vanpools, transit, bicycling,
and other alternative commute modes
to the single occupant vehicle, as well
as the advantages and costs savings
of alternative forms of transportation.
The City shall maintain curb use
priorities that consider, in descending
order, the needs of through traffic,
transit stops, bus turnouts, passenger
loading needs, and short- and long
term parking.

Policy 4.10

Goal 1

Support the increased use and
availability of transit and rail service to
encourage a multimodal transportation
network in Oceanside.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
The proposed project does not currently include such facilities; however, the project does
not preclude these types of programs being implemented in the future. Additionally, the
project proposes to construct visitor-serving hotel rooms. Hotel uses visitor-serving hotel
uses do not support the need for a bicycle system and/or bicycle parking or long-term
storage.
See Policy 4.5.

Deliveries to the proposed building would occur along the back and sides of the
proposed structures. No loading or unloading would occur on public streets. Additionally,
circulation system improvements would be made to ensure through traffic and parking
needs are maintained on and off site.

Public Transit and Rail Policies and Guidelines
The proposed project would include on- and off-site improvements to the existing and
proposed circulation network that would support the proposed project operations.
Pedestrian, bicycle, and road improvements would be implemented to facilitate efficient
flow of traffic and the safe and effective passage of pedestrians and cyclists. Additionally,
the project would include electric shuttle service to and from the site from popular locations
within the project vicinity to reduce automobile traffic and reduce traffic congestion in the
project area. Signage, lighting, and other improvements would be made to ensure user
safety on and around the site. Additionally, the project would be located walking distance
from the Plaza Camino Real Transit Center, which would provide public transit to and from
the site.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
goal.
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Policy Number
Objective ii.

Policy Text
Support the development,
improvement, expansion, and
increased ridership of transit within the
City, including the development of new
forms of transit and transit
technologies as they become
available.

Objective iii.

Support mixed use developments in
transit focus areas and transit oriented
developments.

Policy 5.2

The City shall require developers to
construct, where appropriate, transit
facilities when their development is on
a transit service route including bus
stop amenities to include lighted
shelters, benches, and route
information signs (where appropriate)
through coordination with NCTD.

Goal 1

Provide a safe, interconnected network
of bicycle facilities within Oceanside
for recreational and commuter users.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
As part of the proposed project operations, free electric shuttle service 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 Tthe Westfield Carlsbad Shopping
CenterShoppes at Carlsbad Mall Parking Lot, free public transportation would be an option
for hotel visitors and employees, with multiple trips to these designations throughout the
day. Bicycle and pedestrian improvements would also be made in and around the project
site to enhance bicycle and pedestrian usage and connectivity. Lastly, the project would be
located walking distance from the Plaza Camino Real Transit Center, which would provide
public transit to and from the site.
The project would be located walking distance from the Plaza Camino Real Transit
Center, which would provide public transit to and from the site.

Although the project does not include the construction of transit facilities, it would be
located walking distance from the Plaza Camino Real Transit Center, which would
provide public transit to and from the site. Additionally, the project would provide free
electric shuttle services 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.

Bicycle Facilities
Bicyclists would be able to access the project site from both the Jefferson Street
driveway and the primary driveway/bridge spanning Buena Vista Creek. The proposed
project frontage improvements along northbound Jefferson Street would also provide
bicyclists with a continuous bike lane from Marron Road to the SR-78 eastbound ramps
to improve bicycle facility connectivity.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
goal.
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Policy Number
Objective i.

Objective iii.

Objective iv.

Objective vii.

Objective viii.

Objective ix.

Policy Text
Ensure the bikeway system will
endeavor to be a complete system
emphasizing local and regional
continuity and connectivity.
Ensure safety along the bikeway
system by focusing on maximum
visibility for the cyclist, signage,
bikeway segment selection, and
utilizing easily-recognized markers to
clearly identify paths, lanes and routes.
Conform to the minimum design
standards established by Caltrans
Highway Design Manual Chapter
1000.
Whenever possible, develop bikeway
system design and layout to minimize
potential financial burden to the City by
engaging development to implement
bike segments, locating segments
within the existing right-of-way, and
minimizing the need for acquisition.
Whenever possible, construct the
bikeway system to utilize
environmentally sensitive routing to
minimize environmental impacts.
Strive to include bicycle facilities
including, but not limited to, bike
lockers and locking racks at existing
and new developments.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
The proposed project would connect the existing bike lane along northbound Jefferson
Street from the project frontage to the Jefferson Street overpass of SR-78 with restriping
of Jefferson Street to improve bicycle facility connectivity.
To facilitate bicycle and 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 access to and from the project site to North
County Plaza and Buena Vista Lagoon via the west side of Jefferson Street.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
objective.

The project would be reviewed by the Planning Commission to ensure that all Oceanside required design parameters are met. Design parameters include street widths, access
improvements, landscape standards, streetlights, lighting requirements, architectural design,
etc.
The proposed project would connect the existing bike lane along northbound Jefferson
Street from the project frontage to the Jefferson Street overpass of SR-78 with restriping
of Jefferson Street to improve bicycle facility connectivity. No bicycle improvements
would occur that would increase financial burden to the City of Oceanside.

The proposed project
would be consistent
with this objective.

The proposed project would enhance the existing bicycle circulation system through
bicycle lane connectivity improvements, signage and safety enhancements which would
reduce environmental impacts associated with safety hazards and increasing bicycling
opportunities in and around the project site.
The project proposes to construct visitor-serving hotel rooms. Visitor serving hotel uses
do not support the need for a bicycle system and/or bicycle parking or long-term storage.

The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
objective.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy 6.7

Policy Text
The City shall encourage large new
developments to be designed with
features such as secure bicycle
parking and lockers, bike racks,
shower facilities, and other amenities
that accommodate bicycle users.

Goal 1

Develop and maintain a safe
pedestrian network that is free of
barriers and hazards; that has
sufficient lighting, signs, signals, street
crossings, and buffers from vehicular
traffic in order to create a sense of
security for the pedestrian. Utilize
corrective measures through
engineering, education, and
enforcement.

Goal 3

Develop a complete pedestrian
network that provides continuous and
convenient access to transit,
employment centers, retail,
neighborhoods, schools, beaches,
parks, public places and other
essential pedestrian destinations.
Ensure that pedestrian facilities meet
local, State and federal access
requirements. Utilize “Universal
Access” principles that go beyond the

Goal 4

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
See Objective ix. The project proposes to construct visitor-serving hotel rooms. Visitorserving hotel uses do not support the need for a bicycle system and/or bicycle parking or
long-term storage.

Pedestrian Facilities
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 CenterThe Shoppes at Carlsbad Mall and North County Transit Center via the
proposed sidewalk system through the project site and along the mall’s Ring Road (South
Vista Way). Additionally, all pedestrian pathways on site would be properly lighted for safety
purposes. Lastly, the project would provide an alternative pedestrian connection from the
project site to North County Plaza, Westfield Carlsbad Shopping CenterThe Shoppes at
Carlsbad Mall, and North County Transit Center with a new sidewalk system along the
mall’s Ring Road (South Vista Way) to improve pedestrian connectivity and safety in and
around the project site.
Sidewalk improvements would be provided along Jefferson Street from the project’s
western point of entry, north 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 the North County Plaza shopping area.

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

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
goal.

The proposed
project would be
consistent with this
goal.

The proposed
project would be
consistent with this
goal.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Objective i.

Policy Text
minimum standards, since all
pedestrians benefit from this approach.
Support projects, improvements, and
programs that create a safer
pedestrian walking environment.

Objective ii.

Encourage development patterns that
promote walking and increase
connectivity.

Objective iv.

Promote accessibility and mobility for
all people including children, disabled,
and the elderly.
The City shall encourage pedestrian
facility improvements such as signs,
signals, streets crossings, and proper
lighting especially in areas where there is
high pedestrian activity and/or safety
issues.

Policy 7.2

Policy 7.7

The City shall require the construction
of a minimum five-foot wide sidewalk
in all new developments and street
improvements but will encourage
sidewalk widths that go beyond the
minimum five-foot ADA standards in
areas with high pedestrian activity.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

See Goal 4. Sidewalk improvements would provide an ADA-accessible path of travel,
including off-site improvements along Ring Road from the existing North County Transit
Center north to the proposed bridge.
The project site abuts existing development to the north and west, and open spaces uses
associated with Buena Vista Creek to the east and south. Sidewalks currently exist to the west
along Jefferson Street. The project proposes to construct a sidewalk along the proposed
bridge to connect the project site to the existing commercial development to the south. In
addition, the project proposes to construct a portion of a sidewalk off site along Ring Road to
improve pedestrian circulation throughout the project site and in the project vicinity.
See Goal 4. Sidewalk improvements would provide an ADA-accessible path of travel,
including off-site improvements along Ring Road from the existing North County Transit
Center north to the proposed bridge.
See Goal 1. 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 CenterThe Shoppes at Carlsbad Mall and North County
Transit Center via the proposed sidewalk system through the project site and along the
mall’s Ring Road (South Vista Way). Additionally, all pedestrian pathways on site would be
properly lighted for safety purposes.
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 ADA-accessible 5-foot wide 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, Hotel Building 1, 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

Conformance/
Non-conformance

The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
objective.

The proposed project
would be consistent
with this objective.
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text

Policy 7.8

The City shall encourage the inclusion
of public walkways, open space, or
trails for pedestrian usage in large,
private developments.

Policy 7.10

The City shall require all new
developments to provide universal
access (meaning access for all ages or
persons with disabilities).

Water Objective 3

Minimize pollution of water supplies,
including lakes, rivers, streams,
lagoons, and ground water.

Water Objective 4

Minimize loss of life and property in
flood prone areas.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
boundary of the proposed project development area along Buena Vista Creek and
reconnect to the on-site sidewalk system. All sidewalks would meet the minimum 5-foot
width requirement, except for a 4-foot-wide sidewalk at the Jefferson Street access and
in front of the parking garage along the planter block wall.
The project proposes to construct a public trail along the southern edge of the proposed
development area. The proposed trail would use native grassy plants of the Carex genus
(sedges; family Cyperaceae). 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
within 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 Policy 7.7.

Environmental Resource Management Element
MM-HYD-1 (erosion control), MM-HYD-2 ( proper storage of construction supplies), and
MM-HYD-3 (management of hazardous construction materials) along with
implementation of a SWPPP during construction of the proposed project would reduce
construction-related water quality impacts of receiving waters (Buena Vista Creek and
Lagoon) to a less than significant level.
The project site is located within a 100-year flood zone. MM-HYD-4 would ensure that
construction would not result in significant hydrological impacts related to the 100-year
flood zone. To help ensure impacts during operation remain less than significant, the
proposed project would include project design features incorporated to minimize flood
damage in the event of a storm. Project design features include the following: habitable
spaces within the hotel structures shall construct flood elevations above the 100-year
flood elevation level and all proposed structures shall meet California Building Code
specifications.

Conformance/
Non-conformance

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
The project would
be consistent with
this objective.

The project would
be consistent with
this objective.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Soil, Erosion and
Drainage
Objective 1

Policy Text
Consider appropriate engineering and
land use planning techniques to
mitigate rapid weathering of the rocks,
soil erosion, and the siltation of the
lagoons.

Coastal
Preservation
Objective 2

Review and develop plans for the wise
utilization of the coastal areas for the
general welfare and socio-economic
benefit of the community as a whole,
taking into consideration the
environmental recommendations of the
Coastal Zone Commission, Natural
Flood Insurance Administration and
other governmental agencies dealing
with the planned management and
preservation of coastal resources.
Conserve and enhance vegetation and
wildlife habitats, especially areas of
rare, endangered, or threatened
species.

Vegetation and
Wildlife Habitats 1

Recreation and
Scenic Areas 1

Plan adequate recreation facilities
based on existing recreation standards
and criteria established by the
appropriate agencies as contained in
the other elements of the General
Plan.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
As discussed in detail in Section 4.10, Hydrology and Water Quality, project-specific site
design, source control, and treatment control BMPs, LID practices, and project design
measures would be implemented to ensure proposed water quality would not degrade
further beyond existing conditions. Moreover, proposed project drainage flow volumes
would remain the same as under existing conditions or would decrease following project
implementation. Therefore, water quality would not decrease and would therefore not
adversely affect marine, freshwater, riparian or wetland-based biological resources
The project is located within the coastal zone; visitor-serving uses are permitted and
encouraged within the coastal zone and provide a socio-economic benefit to the
community. The projects consistency with the coastal zone and other governmental
agencies are addressed in this EIR.

Buena Vista Creek traverses the southern boundary of the project site. The project
proposes to preserve Buena Vista Creek. The proposed development has been
designed to occur outside of the 100-foot buffer from Buena Vista Creek. In addition, the
project proposes to restore the vegetation along the creek banks and to incorporate a
native vegetation plant pallet to landscape the proposed development area.
The project would provide visitor-serving uses as well for local and regional clients. The
proposed project does not include a housing component. Given these factors, the
proposed project would not lead to increased use of existing parks or other recreational
facilities that would cause or accelerate substantial physical deterioration of these
facilities. A public use trail and connections to the existing pedestrian network of the area
would be developed as part of the proposed project.

Conformance/
Non-conformance
The project would
be consistent with
this objective.

The project would
be consistent with
this objective.

The proposed
project would be
consistent with this
objective.
The project would
be consistent with
this objective.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text

Long Range
Policy Direction
Objective

To ensure that adequate public
facilities and services are provided to
serve existing and future residential,
commercial, and industrial
development throughout the City of
Oceanside.

Policy 0.1

Compact and sequenced infill
community development shall be
encouraged in order to concentrate
expenditures for community facilities
and services in a cost-effective
manner.
A thorough review of all social,
economic, and environmental factors
shall be conducted before major
extensions of facilities or services are
made by the City in order to evaluate
land use impacts.
The City shall strive to manage
community growth so that public
facilities and services to current
residents of the community will not be
adversely impacts by new
development.

Policy 0.2

Policy 0.3

Policy 0.6

The City shall strive to establish
control over the quality, distribution,

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
Community Facilities Element
The project would provide visitor-serving uses as well for local and regional clients. The
proposed project does not include a housing component. Given these factors, the
proposed project would not lead to increased use of existing parks or other recreational
facilities that would cause or accelerate substantial physical deterioration of these
facilities. A public use trail and connections to the existing pedestrian network and trails
of the area would be developed as part of the proposed project. Furthermore, the portion
of the trail near Hotel Building 3 would allow for a continuous trail system for an
anticipated community trail that would travel east to west, called the Waterfalls to Waves
trail.
Although the project site is located across two jurisdictions (the City of Oceanside and
the City of Carlsbad), the project would be an infill project because urban development
currently exists around the project site.

Conformance/
Non-conformance
The project would
be consistent with
this objective.

The proposed
project would be
consistent with this
policy.

The project’s land use and environmental impacts are addressed in this EIR. The
proposed hotel project would provide jobs and increase transient occupancy tax revenue
for the City of Oceanside. Tourist/visitor serving uses also bring an economic benefit to
the community.

The proposed
project would be
consistent with this
policy.

Project impacts to public facilities are discussed in Section 4.12 of this EIR. The
proposed project would be required to pay public facilities impact fees based on the
impact fee schedule in effect at the time of issuance of a building permit. Fees
collected are to be used to fund public service capital improvements, the need for
which is attributable to the proposed development. Payment of the required public
facility fees would therefore reduce the project’s impacts to future public facilities and
services.
The infill development project proposes to develop three hotel buildings on a disturbed
vacant lot that is surrounded by a highway and commercial development. In addition, the

The proposed
project would be
consistent with this
policy.

The proposed
project would be
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text
and rate of growth of the City in order
to: a) preserve the character of the
community; b) protect the open space
of the City; f) ensure the balanced
development of the City; g) prevent
future significant deterioration in the
local air quality; h) ensure that traffic
demands do not exceed the capacity
of the streets; j) ensure that the City
does not grow in a manner that places
a severe strain on the local freeway
system; k) ensure the adequacy of fire
and police protection; l) ensure
adequate water and sanitary sewage
systems; m) ensure adequate
stormwater management systems.
(The following subcomponents of this
policy did not apply to the proposed
project: c, d, e, and i).

Fire Department
Facilities Policy
3.10

In order to minimize fire hazards, the
Oceanside Fire Department shall be
involved in the review of development
applications. Consideration shall be
given to adequate emergency access,
driveway widths, turning radii, fire

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
proposed hotel development would be consistent with the General Plan land use
commercial use designations. Relevant subcomponents of Policy 0.6 would be
addressed as follows;
a. The proposed project would be consistent with the surrounding commercial
development.
b. The project proposes to preserve Buena Vista Creek and include a 50 foot biological
buffer and 50 foot planning buffer from the creek.
f. The project proposes a hotel development to support local tourism.
g. As discussed in Section 4.4, Air Quality, with implementation of MM-AQ-1, air quality
impacts would be less than significant.
h. As discussed in Section 4.2, with implementation of the proposed project LOS levels
would remain LOS C or better therefore traffic demands would not exceed the
capacity of the streets.
j. The proposed hotel development would not place a severe strain on the local freeway
system.
k. The project’s site plan has been reviewed by the Oceanside fire and police protection
services to ensure the availability of services.
l. As discussed in Section 4.13, Utilities and Services Systems, no expansion of existing
water and sewage systems would be required beyond the construction of on-site
connections.
m. As discussed in Section 4.10, Hydrology and Water Quality, discharges to Buena
Vista Creek at the same locations as currently utilized would result in the same or
decreased flow rates from existing conditions due to proposed on-site drainage
facilities.
Community Facilities Element
The Oceanside Fire Department reviewed and provided comments on the development
applications. The current site plan has been approved by the Fire Department as
meeting the applicable fire requirements.

Conformance/
Non-conformance
consistent with this
policy.

The proposed project
would be consistent
with this policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Fire Department
Facilities Policy
3.11

Sanitary Sewer
Policy 5.4

Policy Text
hydrant locations, and Needed Fire
Flow requirements.
Development proposals within
designated high fire hazard areas shall
include plans for mitigation of potential
grass and brush fires. These plans
shall address the need for life safety
automatic fire sprinkler systems, water
availability, secondary emergency
access routes, construction
requirements, and landscaping around
structures.
New development shall be responsible
for on-site facility improvements
required by that development.

Sanitary Sewer
Policy 5.5

The sanitary sewer system shall be
designed to allow for full development
of each service area at the intensity
proposed by the Land Use Element of
the General Plan.

Water Supply
Policy 5.11

New development shall be responsible
for on-site water facilities
improvements required by that
development.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

Conformance/
Non-conformance

The project site is located in the coastal zone, adjacent to Buena Vista Creek near
Buena Vista Lagoon and the Pacific Ocean, and is not considered as being located in a
high fire hazard area. In addition, the project proposes to implement a landscape pallet
consisting of native species that would naturally serve as a fire retardant. The project
would be required to comply with the City of Oceanside Code of Ordinances, Chapter 11
(Fire Protection), which provides regulations for fire prevention measures including fire
sprinklers and landscape restrictions.

The proposed
project would be
consistent with this
policy.

The project would construct all necessary on-site facility improvements required for the
development of the proposed project.

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.

The project’s sewer needs would be handled via a new connection to the
Vista-Carlsbad Interceptor. The Vista-Carlsbad Interceptor is located just south of the
project site and runs east to west along Buena Vista Creek. The Buena Vista Lift Station,
located on the west side of the project boundaries, pumps wastewater southwest along
the Vista-Carlsbad Interceptor. As discussed in Section 4.13, Utilities and Services, the
Vista-Carlsbad Interceptor and the Buena Vista Sewer Lift Station have the capacity to
service the project site.
Development of the proposed project includes construction of adequately sized on-site
water facilities.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Water Supply
Policy 5.12

Stormwater
Management
System Objective

Policy 6.2

Policy 6.3

Policy Text
The water supply and distribution
system shall be designed to allow for
development of each service area at
the intensity proposed by the Land
Use Element of the General Plan.
To provide adequate stormwater
management facilities and services for
the entire community in a timely and
cost effective manner, while mitigating
the environmental impacts of
construction of the storm drainage
system as well as stormwater runoff.
All new development in the City of
Oceanside shall pay drainage impact
fees to defray that development’s
proportionate share of drainage
facilities serving the basin where the
new development is located.
The City shall continue to participate in
the National Flood Insurance program.
Any development application for
construction within the 100-year
floodplain shall be reviewed to ensure
that the project complies with flood
protection measures required by the
National Flood Insurance Program. For
existing developed areas within the
100-year floodplain, these same
measures and standards shall be
applied if City approval of substantial
improvements or upgrades is sought.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
The proposed project would be consistent with the General Plan Land Use Designation
for commercial uses. Therefore, the project would be consistent with projected land use
intensities of the General Plan, which acts as one of the bases for water supply
projections. Additionally, the on-site water distribution and existing water service facilities
would be adequate to serve the increase in demand from the project.
As discussed in Section 4.13, Utilities and Service Systems, runoff would be conveyed to
multiple on-site bioretention basins, Filterra curb inlets, and flow-through planter boxes
prior to being discharged off site. Implementation of a Stormwater Quality Management
Plan (Appendix R) and proposed on-site drainage system improvements would ensure
that the project would not require the construction of new stormwater drainage facilities
or the expansion of existing facilities and impacts regarding stormwater runoff are
minimized.
See Stormwater Management System Objective. No expansion of drainage facilities
would occur beyond what is required on site.

The proposed project site is located within a Federal Emergency Management Agency
(FEMA)-designated flood hazard area AE, which is considered a high-risk area under
FEMA and subject to inundation by a 100-year storm event, as the project site portions of
Buena Vista Creek (located south and southeast). The site is also located within ”Other
Areas,” which is considered an area where flood hazards are outside the 100-year
floodplain or in areas where flood hazards have not been determined. To help ensure
impacts during operation remain less than significant, the proposed project would include
project design features incorporated to minimize flood damage in the event of a storm.
Project design features include the following: habitable spaces within the hotel structures
shall construct flood elevations above the 100-year flood elevation level and that all
proposed structures shall meet California Building Code specifications.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Policy 6.4

Policy 6.7

Policy 6.8

Policy Text
To the degree that is economically
feasible and consistent with sound
engineering practices and
maintenance criteria, the City shall
discourage disruption of the natural
landform and encourage the maximum
use of natural drainage ways in new
development. Non-structural flood
protection methods, which avoid major
construction programs such as
channels and favor vegetative
measures to protect and stabilized
land areas, should be considered as
an alternative to constructing concrete
channels where feasible.
The City shall require appropriate and
sufficient screening, fencing,
landscaping, open space setbacks, or
other permanent mitigation or buffering
measures between drainage way
corridors and adjacent and
surrounding land uses. The employed
measures shall be of sufficient scope
to minimize, to the maximum extent
possible, negative impacts to adjacent
surrounding land uses from the
particular drainage way corridor.
The City of Oceanside shall integrate
required drainage planning efforts with
linear open space amenities and trail
corridors throughout the community,
while addressing the issues of life

The Inns at Buena Vista Creek EIR
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Consistency Analysis
The project site is relatively flat, with minimal sloping. The project development footprint
would be primarily located on the previously filled and flat portion of the site, with the
exception of the proposed bridge that would span a portion of Buena Vista Creek. No
major landforms or topographic features exist in the development footprint. As discussed
in Section 4.10, Hydrology and Water Quality, the proposed drainage improvements
would not significantly alter the existing drainage pattern of the project site. Flood
hazards would be minimized through construction of habitable spaces above 100-year
flood elevations and adherence to state building code specifications.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.

The proposed structures 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. The proposed riparian buffer would include a 50-foot biological buffer and 50-foot
planning buffer for a total 100-foot buffer zone from Buena Vista Creek, and would total
3.08 acres. The buffer zone would consist of native riparian planting, restoring the
existing disturbed vegetation. The proposed wetland buffer zone would include some
development intrusions, consisting of a fire/maintenance access road (with an allweather grasscrete surface), essential utility and drainage facilities, a pedestrian trail
(which coincides with the fire/maintenance access road), and support structures for the
pool area separated from the buffer by a planted masonry wall.

The proposed
project would be
consistent with this
policy.

The on-site storm drain systems would join the proposed reinforced concrete box and
reinforced concrete pipe and the two systems would discharge site flows to Buena Vista
Creek at the same discharge locations currently utilized.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Circulation
System Policy
12.5

Community
Facilities
Financing Policy
14.1

Policy 1

Policy Text
safety, attractive nuisances, and longterm maintenance responsibility and
costs.
Private land developers will continue to
be responsible for constructing adjacent
and internal Arterial Streets, Collector
Streets, and Local Streets necessary to
provide access and internal service to
their subdivisions in a manner
consistent with City standards.
Developers will be required to
contribute to and correct off-site impacts
for local streets, collectors, and arterials
to insure and maintain a smooth,
functional, and safe circulation system.
All new development shall pay its
proportionate share of the costs of the
public facilities necessitated by that
development through payment of
impact fees for roads, parks and
recreation, stormwater management,
police service, fire protection and
emergency services, City
administrative space and City
corporation yard, and library services,
and payment of connection fees for
water and wastewater service.
Noise levels shall not be so loud as to
cause danger to public health in all
zones except manufacturing zones
where noise levels may be greater.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

Conformance/
Non-conformance

As described in the project description, the project applicant would construct the internal
private roadways to create the internal circulation system. In addition, the project
proposes to provide off-site improvements to Ring Road and Jefferson Street.

The proposed
project would be
consistent with this
policy.

The project applicant would pay all fees required as part of the development process;
such fees include, but are not limited to fair-share circulation network improvement fess
and public facility fee requirements as applicable and determined by the City of
Oceanside.

The proposed
project would be
consistent with this
policy.

Noise Element
Several project design features have been incorporated to ensure that noise levels
resulting from the development of the proposed project are minimized and less than
significant. These measures include: compliance with the City of Oceanside Code of
Ordinances, Chapter 38 (Noise Control), limiting construction activities to daytime hours

The proposed
project would be
consistent with this
policy.
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City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text

Consistency Analysis
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, noise-attenuating walls, and compliance with General Plan noise
requirements that state that interior noise levels are not to exceed 45 dBA community
noise equivalent level (CNEL) and exterior noise levels are not to exceed 65 dBA CNEL.
Additionally, MM-NOI-1, MM-NOI-2, and MM-NOI-3 would ensure that interior noise
levels are minimized to a less than significant level.
See Noise Element Policy 1.

Policy 2

Noise shall be controlled at the source
where possible.

Policy 3

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

See Noise Element Policy 1.

Policy 4

Noise shall be reduced from structures
by the use of soundproofing where
other controls fail or are impractical.

See Noise Element Policy 1.

Policy 5

Noise levels shall be considered in the
approval of any projects or activities,
public or private, which requires a
permit or other approval from the City.
In order to measure noise levels, a
noise meter must be acquired. This
meter is necessary to identify and
measure noise sources and noise
levels.

An Acoustical Assessment Report was prepared for the proposed project by Dudek. The
report measured the existing ambient noise and modeled the future noise levels.

Recommendation
2

The Inns at Buena Vista Creek EIR
June 2020

As discussed in the Acoustical Assessment Report prepared for the proposed project, noise
measurements were conducted adjacent to existing roadways in the project vicinity that
currently contribute to the ambient noise levels within the project area. Noise measurements
were made using RION NL 32 integrating sound level meter equipped with ½-inch prepolarized condenser microphone with pre-amplifier. The sound level meter meets the current
American National Standards Institute standard for a Type 1 precision sound level meter. The
sound level meter was calibrated before and after the measurements.

Conformance/
Non-conformance

The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
policy.
The proposed
project would be
consistent with this
recommendation.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Recommendation
4

Recommendation
5

Pollution
Prevention,
Hazardous Waste
Reduction Goal

Policy Text
Truck traffic on residential streets should
be prohibited for all vehicles over two tons
in weight. This recommendation is based
upon complaints from residents subjected
to severe noise and disruptions caused by
heavy trucks using residential streets not
designated for that purpose. (Oceanside
currently has no streets prohibited to
trucks in excess of certain weight.)
Land uses in the City of Oceanside
should be planned in order to insure
that residential areas will not be
impacted by noise. Approval of any
project in the City where the health of
future residents or occupants may be
adversely affected by noise associated
with the site should be taken to reduce
or abate the noise effects or should be
denied approval and recommended for
an alternative site (example- a new
rest home or hospital should not be
constructed in areas subjected to
noise levels 65 dBA or higher).
The goal of the City of Oceanside is
the prevention of pollution of the City’s
air, water, and soil by hazardous
materials and hazardous waste to the
greatest extent possible. In the context
of this City HWME.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
Truck traffic generated by the proposed project would access the site from SR-78 to
Jefferson Street and would not generate trips to residential streets.

The proposed project would be consistent with the Oceanside General Plan Land Use
designation for the project site. The project site is designated for commercial uses and is
surrounded by existing commercial and highway uses. Implementation of the proposed
project would not result in noise impacts to residential areas.

Hazardous Waste Management Element
As discussed in Section 4.4, Air Quality, the project would not result in substantial air
pollutant concentrations that would otherwise present a public health hazard. In addition,
as outlined in Section 4.10, Hydrology and Water Quality, MM-HYD-3 would be
implemented during the construction period, ensuring proper storage, use, and disposal
of all hazardous materials on site. Once project construction is complete, the transport,
use, or disposal of hazardous materials during the operational phase of the project would
be limited to commercial cleaning products, landscaping chemicals and fertilizers, and
other substances associated with commercial uses that are required to comply with all

Conformance/
Non-conformance
The proposed
project would be
consistent with this
recommendation.

The proposed
project would be
consistent with this
recommendation.

The proposed
project would be
consistent with this
goal.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Method A,
Method B,
Method C,
Method D,
Method E,
Method F,
Method G,
Method J.

Policy Text

A) The reduction or elimination of the
manufacture and use of hazardous
materials in order to reduce risks to
human health and the environment; B)
The reduction of elimination of the
generation or production of hazards
materials (including wastes); C)
The use of safer substitutes for
hazardous materials; D)
The recycling of hazardous materials
whenever possible; E)
The prevention and elimination of
releases of hazardous materials into all
media (air, water and land); F)
The alteration or modification of
manufacturing practices and/or
processes to reduce or eliminate the use
of hazardous materials and resulting
hazardous wastes; G)
The improvement of industrial,
commercial, and residential
housekeeping practices to eliminate or
reduce the quantity or toxicity of
hazardous materials and wastes; J)
The implementation of practices and/or
processes that encourage the on-site

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
federal, state, and local laws regulating the management and use of hazardous
materials. No evidence or suspicion of release(s) of petroleum products or chemicals
onto the land surface, nor signs of stressed vegetation, disposals, ground settlement, or
other similar conditions were observed during site inspection. Overall, hazardous
materials release would be minimized and less than significant.
The proposed project would be required to comply with the current federal, state, and
local policies regarding the use, transport, storage, handling, and disposal of hazardous
materials. To the extent feasible, the project would use only the required hazardous
materials needed for the safe construction and continued operation of the development.
With the exception of the disposal of commercially available hazardous materials, the
project would not generate a substantial amount of hazardous materials or waste.

Conformance/
Non-conformance

The project would
be consistent with
these methods.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Method K

Strategies for
Meeting
Prevention and
Minimization
Goals

Policy Text
treatment through recycling of
hazardous.
Notwithstanding the requirements on
large generators of hazardous waste
pursuant to SB 14 (Roberti, 1989), the
“Hazardous Waste Source Reduction
and Management Act of 1989” Health
and Safety Code section 25244.12 et
seq., all users of reportable quantities
of hazardous materials shall file a
source reduction plan with the
appropriate outside agencies and the
City of Oceanside at the time of
Business License application. All users
of reportable quantities of hazardous
materials shall also file regular reports
on the implementation of the source
reduction plan as required by the City
and any other agency. A review of
specified source reduction measures
may be conducted by the City or other
designated agency.
The City of Oceanside shall work with
the San Diego County Hazardous
Materials Management Division
(“HMMD”) in the implementation of its
policies and procedures, including
those now being developed to
implement the provisions of the
Hazardous Waste Source Reduction
and Management Review Act of 1989.
This law is intended to assist

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

Conformance/
Non-conformance

The project would comply with all applicable federal, state, and local laws regarding the
use, handling, transport, storage, and disposal of hazardous waste.

The project would
be consistent with
this method.

The project would comply with all applicable federal, state, and local laws regarding the
use, handling, transport, storage, and disposal of hazardous waste. The project, during
both the construction and operational phases, would not be considered a generator of
substantial hazardous waste.

The project would
be consistent with
these goals.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Article 5 Land
Resources
Section 30240(b)

Article 6
Development
Section 30250(a)

Policy Text
hazardous waste generators to reduce
hazardous waste. Health and Safety
Code section 25244.12 et seq.
requires generators to conduct source
evaluation reviews and implement
source reduction plans, to specify
source reduction measures, and to
implement the plans and file
performance reports concerning the
outcome with various agencies. This
Act requires and specifies the following
requirements for generators of
hazardous wastes:
a) A hazardous Waste Reduction Plan
and a Plan Summary; b) a Hazardous
Waste Management Performance
report and a Report Summary
documenting hazardous waste
management approaches
implemented by the generator.
Development in areas adjacent to
environmentally sensitive habitat areas
and parks and recreation areas shall
be sited and designed to prevent
impacts which would significantly
degrade such areas, and shall be
compatible with the continuance of
such habitat areas.
New residential, commercial, or
industrial development, except as
otherwise provided in this division,

The Inns at Buena Vista Creek EIR
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Consistency Analysis

Conformance/
Non-conformance

City of Oceanside Local Coastal Program
Buena Vista Creek is located within the southern boundary of the project site. The project
proposes to develop the northern portion of the site and preserve the southern portion
consisting of Buena Vista Creek and associated buffer areas. In addition, the project
proposes to restore the wetland buffer area and use native plants for the landscape
pallet of the development area.

The proposed
project would be
consistent with this
section.

The proposed project would be considered an infill project, as the surrounding lands are
developed with commercial uses and a state highway.

The proposed
project would be
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Article 6
Development
Section 30250(c)

Article 6
Development
Section 30253(1)

Policy Text
shall be located within, contiguous
with, or in close proximity to, existing
developed areas able to accommodate
it or, where such areas are not able to
accommodate it, in other areas with
adequate public services and where it
will not have significant adverse
effects, either individually or
cumulatively, on coastal resources. In
addition, land divisions, other than
leases for agricultural uses outside
existing developed areas shall be
permitted only where 50 percent of the
usable parcels in the area have been
developed and the created parcels
would be no smaller than the average
size of surrounding parcels.
Visitor-serving facilities that cannot
feasibly be located in existing
developed area shall be located in
existing isolated developments or at
selected points of attraction for visitors.
New development shall minimize the
risks to life and property in areas of
high geologic, flood, and fire hazard.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

Conformance/
Non-conformance
consistent with this
section.

The proposed hotel development is a visitor-serving facility. The project site is
surrounded by an existing state highway and commercial uses to the north, commercial
uses to the east and south, and a local road and Buena Vista Lagoon to the west.

The proposed
project would be
consistent with this
section.

The proposed project site is located within a FEMA-designated flood hazard area AE,
which is considered a high-risk area under FEMA and subject to inundation by a 100year storm event, as the project site is located adjacent to Buena Vista Creek (located
south and southeast). The site is also located within flood zone X, which is considered an
area of minimal flood hazard. As discussed in Section 4.10, Hydrology and Water
Quality, project design features and mitigation measures would ensure that impacts from
the flood zone are less than significant. Recommendations from the Geotechnical
Investigation prepared for the proposed project (Appendix M) would be implemented to
ensure geologic safety and stability. Additionally, the project would be required to comply
with the Oceanside Code of Ordinances Chapter 11 (Fire Protection), which provides

The proposed
project would be
consistent with this
section.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text

Article 6
Development
Section 30253(2)

New development shall assure stability
and structural integrity, and neither
create nor contribute significantly to
erosion, geologic instability, or
destruction of the site or surrounding
area or in any way require the
construction of protective devices that
would substantially alter natural
landforms along bluffs and cliffs.
New development shall be consistent
with requirements imposed by an air
pollution control district or the State Air
Resources Control Board as to each
particular development.
New development shall minimize
energy consumption and vehicle miles
traveled.

Article 6
Development
Section 30253(3)

Article 6
Development
Section 30253(4)

Article 6
Development
Section 30253(5)

New development shall where
appropriate, protect special
communities and neighborhoods
which, because of their unique
characteristics, are popular visitor
destination points for recreational
uses.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
regulations for fire prevention measures including fire sprinklers and landscape
restrictions.
The project site is relative flat and void of significant landforms. Several project design
features have be incorporated into the project to ensure geologic safety and minimize
erosion. Such features include verification that the applicable recommendations of the
Geotechnical Investigation Proposed Inns at Bridgecreek, prepared by Geotechnical
Professionals Inc. in January 2014 have been incorporated into project design and
erosion reduction through implementation of a SWPPP, landscaping, and LID practices.

Conformance/
Non-conformance

The proposed
project would be
consistent with this
section.

As stated in the air quality technical report prepared for the proposed project, the project
would be consistent with the requirements imposed by the Air Pollution Control District
and the California Air Resources Control Board, with the incorporation of construction
mitigation.

The proposed
project would be
consistent with this
section.

Some of the hotel traffic would distribute to nearby tourist-related uses such as beaches,
commercial districts such as downtown Oceanside and Carlsbad, and office-oriented
areas such as Ocean Ranch and Palomar Airport Road. However, the Traffic Impact
Analysis prepared for the project showed a large portion of the project’s traffic vehicle
trips would be to the adjacent commercial uses, which significantly reduced the number
of project trips beyond the immediate vicinity of the nearby commercial areas.
The total building and hardscape areas would amount to 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. The project
includes a proposed modified riparian buffer that would include a 50 foot biological buffer
and a 50 foot planning buffer for a total 100 foot buffer zone from Buena Vista Creek, and
would total 3.08 acres. The buffer to the Buena Vista Creek channel currently supports 1.49
acre of coastal sage scrub and 0.05 of mulefat scrub. After implementation of habitat
restoration and enhancement the buffer area shall contain 1.29 acres of coastal sage scrub
and 1.18 acres of wetland transitional habitat on site. Within the proposed buffer area would
be a public use trail that would connect to the surround pedestrian sidewalk network. The

The proposed
project would be
consistent with this
section.

The proposed
project would be
consistent with this
section.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Recreation and
Visitor Serving
Facilities
A. Coastal Act
Policy

Recreation and
Visitor Serving
Facilities
C. Objective
Recreation and
Visitor Serving
Facilities
C. Objective,
Policy 7
Recreation and
Visitor Serving
Facilities
C. Objective,
Policy 10
III4 Water and
Marine
Resources;

Policy Text

The Coastal Act requires adequate
distribution of public facilities such as
parking areas, provision of lower visitor
facilities, protection of ocean-front
areas for Coastal recreation, granting
of priority to commercial recreation
uses, reservation of upland areas to
support coastal recreation, and
distribution of visitor facilities
throughout the coastal zone.
The City shall provide and maintain a
wide range of public recreation areas,
beach support facilities, and visitorserving facilities, commensurate with
need.
In granting approvals for new
development within the Coastal Zone,
the City shall give priority to visitor
serving commercial recreation facilities
over private residential, general
industrial or general commercial uses.
The City shall continue to promote
coastal tourism through the
revitalization of the coastal area and
upgrading of visitor amenities.
As part of its environmental review
process, the City shall establish
measures on a project-by-project basis

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
proposed hotel development would be able to directly serve potential visitors to the area
while protecting and enhancing important natural resources.
The majority of the existing hotels in the City of Oceanside are located in the
northwestern portion of the city (west of Interstate 5). The project site is located along the
eastern boundary of the coastal zone within Oceanside and Carlsbad. The project
proposes to provide adequate parking per the City of Oceanside’s parking requirements
and would provide 479 parking spaces within a parking structure and 47surface spaces
throughout the western portion of the project site.

Conformance/
Non-conformance

The proposed
project would be
consistent with this
policy.

The project proposes to construct three visitor-serving hotel facilities and preserve Buena
Vista Creek and associated wetland buffers. The proposed development would be
constructed adjacent to commercial uses and near Buena Vista Lagoon which offers
recreational amenities.

The proposed
project would be
consistent with this
objective.

The proposed commercial project would be consistent with the Oceanside General Plan
land use designation.

The proposed
project would be
consistent with this
policy.

The project proposes to construct three hotel buildings within the coastal zone to
accommodate coastal tourism.

The proposed
project would be
consistent with this
policy.

Several project design features and mitigation measures (as listed in Chapter 3, Project
Description, and Section 4.10, Hydrology and Water Quality) would minimize stormwater
pollutants from the project site during construction and operation. BMPs, integrated

The proposed
project would be
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Diking, Dredging,
filling, and
shoreline
Structures; and
Hazard Areas
Policy C.2
V.
Environmentally
Sensitive Habitat
Areas A Coastal
Act Policies

Policy Text
to minimize the introduction of
dissolved grease, oil, paints,
pesticides, construction, waste, and
other pollutants into the urban run-off.

V.
Environmentally
Sensitive Habitat
Areas A Coastal
Act Policies 2

Prior to approving any developments on
dry lands adjacent to Buena Vista
Lagoon, the City shall consult the State
Department of Fish and Game to ensure
that adequate measures are provided to
protect and enhance the lagoon’s
sensitive resources. Such measures
shall include, where appropriate:
a. Provisions of adequate buffers
between development and the
lagoon.
b. Erection of barriers- such as
fences- to prohibit access to
sensitive portions of the lagoon.

The Coastal Act requires that
environmentally sensitive habitat areas
be protected against significant
disruption. Development adjacent to
such habitats shall be sited and
designed to prevent adverse
environmental impacts.

The Inns at Buena Vista Creek EIR
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Consistency Analysis
management practices, and LID practices as delineated in the Stormwater Quality
Management Plan (Appendix R) would be implemented to reduce or eliminate
stormwater runoff during project operation. Construction of the project would incorporate
MM-HYD-1, MM-HY-2, and MM-HYD-3, which would reduce potential impacts related to
erosion, discharges, and hazardous materials entering runoff to a less than significant
level.
The project proposes to preserve Buena Vista Creek and its associated wetland buffer
areas, and to consolidate the development area to the northern portion of the project site.
The project includes a proposed riparian buffer that would include a 50-foot biological
buffer and a 50-foot planning buffer for a total 100-foot buffer zone from Buena Vista
Creek, and would total 3.08 acres. The buffer to the Buena Vista Creek channel
currently supports 1.49 acres of coastal sage scrub and 0.05 acres of mulefat scrub.
After implementation of habitat restoration and enhancement the buffer area shall
contain 1.29 acres of coastal sage scrub and 1.18 acres of wetland transitional
habitat on site. As discussed in Section 4.3, Biological Resources, all direct, indirect,
and potential impacts to wildlife, habitat, and other biological resources would be
reduced to a less than significant level with the incorporation of the 20 identified
biological mitigation measures.
As discussed in Section 4.3, Biological Resources, the project proposes to establish a
50-foot biological buffer and 50-foot planning buffer for a total 100-foot buffer zone from
Buena Vista Creek. The proposed wetland buffer zone includes some development
within the 50 foot planning buffer 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 fire/maintenance access road), and support structures for the
pool area separated from the buffer by a planted masonry wall. The proposed 3.08-acre
riparian buffer would include 1.49 acres of coastal sage scrub and 1.18 acres of
wetland transitional habitat on site. All proposed mitigation measures for biological
impacts and the proposed buffer zone would be designed to the approval of the City of
Oceanside. This buffer would require approval from state and federal wildlife agencies,
per MM-BIO-9.

Conformance/
Non-conformance
consistent with this
policy.

The proposed
project would be
consistent with
these policies.

The proposed
project would be
consistent with
these policies.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

V.
Environmentally
Sensitive Habitat
Areas A Coastal
Act Policies 3

Policy Text
c. Incorporation of native riparian
plant species into project design
to enhance habitat value.
d. Construction of informational
signs/kiosks educating the public
on the values of the lagoon, and
listing regulations for public use.
e. Habitat restoration measures (such
as removal of built up sediments)
providing that such measures are
approved by the State Department
of Fish and Game.
The City shall require all developments
which drain into the lagoon to include
measure to prevent erosion,
sedimentation and other water quality
impacts such as: a) During
construction, retaining all run-off onsite in percolation settling ponds and
staking down bales of straw in the
drainage ways to filter remaining
sediments. b) Prohibiting grading or
clearing from November through
March. Any soils left exposed during
this period should be reseeded or
temporarily stabilized using plastic or
other material as needed. C)
Minimizing the alteration of land forms.
D) Maximizing penetrable surfaces for
percolation, and providing permanent
sediment settling basins, grease traps
and/or energy dissipaters.

The Inns at Buena Vista Creek EIR
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Consistency Analysis

See III Water and Marine Resources; Diking, Dredging, filling, and shoreline Structures;
and Hazard Areas Policy C.2 discussion above. The project would incorporate design
features and mitigation during both construction and operation to minimize impacts to
water quality.

Conformance/
Non-conformance

The proposed
project would be
consistent with
these policies.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
VI Visual
Resources and
Special
Communities A.
Coastal Act
Policies

Policy Text
The Coastal Act requires that the
visual qualities of the Coastal Zone
shall be protected and that new
development be sited and designed to
be visually compatible with the
character of surrounding areas.

VI Visual
Resources and
Special
Communities C.
Objectives

-The City shall protect, enhance and
maximize public enjoyment of Coastal
Zone scenic resources.
-The City shall, through its land use
and public works decisions, seek to
protect, enhance, and restore visual
quality of urban environment.

VI Visual
Resources and
Special
Communities C.
Policy 3

All new development shall be designed
in a manner which minimizes
disruption of natural land forms and
significant vegetation.

The Inns at Buena Vista Creek EIR
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Consistency Analysis
The proposed infill project would be surrounded by existing commercial development to
the north, east, and south; with major transportation uses immediately to the north, and
with open spaces to the south and west. As discussed under Policy 1.23A, the
architectural design of the proposed buildings would contribute to the visual
cohesiveness of the surrounding large commercial shopping centers. The angular lines
created by rooflines would be consistent with the lines associated with commercial
development in the Westfield Carlsbad Shopping CenterShoppes at Carlsbad Mall to the
south and distant residential development to the west. Implementation of the project
would increase vegetative continuity in the visual landscape through development of the
riparian buffer and a proposed landscaping plan that is consistent with the existing
vegetation in the surrounding area. The introduction of ecological appropriate plantings
throughout the project site, and especially around Buena Vista Creek would soften and
ease the transition from natural, vegetated areas to developed areas.
The existing project site generally detracts from the visual quality of the area. Through
development of commercial land uses and proposed landscaping that would be
aesthetically cohesive with the existing visual environment, the project would enhance
the quality of the urban environment.
Buena Vista Lagoon is the primary coastal scenic resource in the area. As discussed in
Section 4.7, Aesthetics, there are no designated scenic vistas in the area. The project
would not substantially obstruct, interrupt, or detract from existing northwest- and westoriented views of Buena Vista Lagoon from the Hosp Grove trails but rather, the project
would occupy undeveloped land to the northeast and north within the same landscape
setting as Tthe Westfield Carlsbad Shopping CenterShoppes at Carlsbad Mall, North
County Plaza center, and El Camino North center and would replicate existing features in
this landscape.
The project site is essentially flat with minimal vegetation. No significant landforms or
vegetation would be disrupted. Rather, the project would introduce additional vegetation
to the north of Buena Vista Creek that would be ecologically cohesive with existing
vegetation.

Conformance/
Non-conformance
The proposed
project would be
consistent with
these policies.

The proposed
project would be
consistent with
these objectives.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
VI Visual
Resources and
Special
Communities C.
Policy 4

Policy Text
The City shall maintain existing view
corridors through public rights-of-way.

VI Visual
Resources and
Special
Communities C.
Policy 5

The City shall encourage development
of viewing areas at the Pacific Street
Linear Park, the Buena Vista Lagoon
Fishing area, and from the frontage
road between Highway 78 and the
inland portion of Buena Vista Lagoon.
The City shall ensure that all new
development is compatible in height,
scale, color and form with the
surrounding neighborhood.

VI Visual
Resources and
Special
Communities C.
Policy 8

VI Visual
Resources and
Special
Communities C.
Policy 9

In areas where a change to a more
intensive use is proposed, adequate
buffers or transition zones (such as
increased setbacks, landscaped
barriers, or decorative walls) shall be
provided.

The Inns at Buena Vista Creek EIR
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Consistency Analysis
The SR-78 right-of-way constitutes an existing view corridor. However, the segment of
SR-78 within the project viewshed has not been designated by either the City of
Oceanside or the City of Carlsbad as a scenic route and as such, the segment is not
eligible for state scenic designation. Existing views of coastal scenic resources (i.e.,
Buena Vista Lagoon), along this corridor would not be substantially affected as views of
such resources are not available to motorists to the east of the Jefferson Street bridge.
As discussed in Section 4.7, Aesthetics, of this EIR, the proposed project would not
significant alter the visual character of the area.
The project site is east of Jefferson Street and the inland portion of Buena Vista Lagoon.
Development would not impact the ability of the public to enjoy views of Buena Vista
Lagoon and other coastal scenic resources that exist to the west of the project site.

The project would occupy undeveloped land within the same landscape setting as three
major commercial centers: Westfield Carlsbad Shopping CenterThe Shoppes at
Carlsbad Mall, North County Plaza center, and El Camino North center. The boxy, wide
forms and light value colors of the proposed buildings and structures would not
substantially contrast with that of existing commercial development in the area (in
particular, the boxy form and white color of buildings within the Westfield Carlsbad
Shopping CenterShoppes at Carlsbad Mall and North County Plaza located south of the
project site). The scale of existing and proposed development would be similar, and
proposed vegetation would be harmonious with existing vegetation located in the Buena
Vista Creek corridor.
The proposed riparian buffer would include a 50-foot biological buffer and a 50-foot
planning buffer for a total 100-foot buffer zone from Buena Vista Creek, and would total
3.08 acres The proposed wetland buffer zone includes some development within the 50foot planning buffer 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 fire/maintenance access road), and support structures for the pool
area separated from the buffer by a planted masonry wall.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.

6556
4.1-88

4.1 – LAND USE AND PLANNING

Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
VI Visual
Resources and
Special
Communities C.
Policy 11

Policy Text
The City shall encourage variety,
creativity, and site-responsive design
for all new development.

VI Visual
Resources and
Special
Communities C.
Policy 13

New development shall utilize optimum
landscaping to achieve the following
effects: a) accent and enhance
desirable site characteristics and
architectural features. B) soften, shade
and screen parking and other problem
areas. C) frame and accent (but not
obscure) coastal views. D) create a
sense of spaciousness, where
appropriate. E) In areas where
significant natural vegetation exists,
replant as appropriate, developed area
with native drought tolerate species.
The Coastal Act requires mitigation of
impacts on archaeological and
paleontological resources, the location
of new development in or near existing
urban areas, improvement of transit
and parking opportunities, and
provision of on-site recreation facilities.

VII New
Development and
Public Works A
Coastal Act
Policies

The Coastal Act also limits new and
expanded public works facilities to
those facilities necessary to
The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
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 Bridge Elevation, and Figure 3-3, Conceptual
Design. The color scheme of the buildings consists of earth tones. While each structure would
use similar colors and exterior finishes, details of design would vary between structures to ensure
aesthetic variety. Additionally, proposed landscaping of similar form and color would screen
portions of the project and provide for visual variety.
The proposed landscape plan and the wetland buffer have been included as Figures 35a, 3-5b, and 3-5c, Conceptual Landscape Plan and Wetland Buffer, and the legend and
notes to the plan are provided as Figure 3-5d. 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. The landscaping
would not obstruct or detract from views of the coast. The project proposes to provide
plant species native to Southern California and local islands (such as Catalina Island) to
landscape the entire project site. The proposed 3.08-acre riparian buffer would include
1.29 acres of coastal sage scrub and 1.18 acres of wetland transitional habitat on
site.
As discussed in Section 4.6, Cultural Resources, implementation of MM-CR-1 through MMCR-11 would reduce potentially significant impacts to both cultural and paleontological
resources are reduced to a level below significant. The proposed development of a
commercial use on the project site would be consistent with the surrounding large urban
commercial centers (North County Plaza, Westfield Carlsbad, and El Camino North). The
project would include a total of 479 parking spaces to adequately serve its future
employees and guests. The project site is within walking distance of the Plaza Camino Real
Transit Center, which is located along the mall perimeter road to the south of the project
site. The Plaza Camino Real Transit Center serves North County Transit District Routes
302, 309, and 325. The project include on-site active and passive recreation opportunities
which include pools for hotel guests and a public use trail that would connect to the existing

Conformance/
Non-conformance
The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with
these policies.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

VII New
Development and
Public Works C
Objectives
VII New
Development and
Public Works
Policy C1

VII New
Development and
Public Works
Policy C2

VII New
Development and
Public Works
Policy C4

Policy Text
accommodate new development or
uses permitted by the Act.
The City endorses infilling and
revitalization of the Coastal Zone for
the purpose of creating an attractive,
balanced, and economically sound
urban environment.
The City shall deny any project which
diminishes public access to the
shoreline, degrades coastal aesthetics,
or precludes adequate urban services
for coastal-development, recreation, or
visitor serving uses.

The City shall promote development of
a high level of transportation facilities,
public services and amenities in the
Coastal Zone as a means for reducing
energy consumption and vehicle miles
traveled. Such actions include: support
development of a wide variety of
private and public recreational and
tourist facilities which can attract and
serve both visitors and residents.
The City shall approve new
development in the Coastal Zone only
if essential public facilities will be
available to serve that development.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
surrounding pedestrian sidewalk network. As discussed in Section 4.13, Utilities and
Service Systems, beyond the required on-site utility connections and improvements (water,
sewer, and stormwater), no expansion of existing public works facilities would be required.
The project site was previously cleared, graded, and filled to constitute its current state.
The project would be considered an infill development.

Conformance/
Non-conformance

The proposed
project would be
consistent with
these objectives.

The project is not in proximity to the shoreline and would not prohibit public access to the
coast. As discussed in Section 4.7, Aesthetics, the proposed project would not result in
significant adverse impacts to the visual character of the area; rather the project would
develop a currently vacant site with land cover that consists of scattered grasses with
commercial uses that would be visually cohesive with surrounding large commercial
centers. In addition, the proposed landscape plan would complement the existing
vegetation surrounding the project site and along Buena Vista Lagoon. The proposed
hotels would be a visitor serving use and would increase public access to the areas
through development of a public trail (that would connect to a potential community trail in
the future) and off-site sidewalk improvements.
Development of the proposed project would contribute to tourism in the area. As part of
the hotel’s operation, free electric shuttle services would be provided between the hours
of 9:00 a.m. to 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 Plaza Camino Real parking lot, free public
transportation would be an option for hotel visitors and employees, with multiple trips to
these designations throughout the day.

The proposed
project would be
consistent with this
policy.

As discussed in Section 4.12, Public Services and Facilities, the proposed project would
not result in any significant impacts to public services and facilities. Public Facility Fee
Requirements would be paid by the project applicant, as applicable, to the approval of
the City of Oceanside.

The proposed
project would be
consistent with this
policy.

The proposed
project would be
consistent with this
policy.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text

Goal 4

Protect and manage functional
ecological communities, rather than
focusing preservation on single
species or isolated areas of habitat.

Goal 7

Maintain functional habitat linkages
and wildlife corridors within the City’s
Preserve and areas adjacent to the
preserve to provide for the movement
of wildlife and native pollinators.

Objective 1

Conserve 90–100 percent of all
hardline conservation areas per the
details of this plan.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
Draft Oceanside Subarea Plan
The project site is located within the off-site mitigation zone. It is not located within a
hardline or softline preserve; however, it is located adjacent to a hardline preserve
associated with the Buena Vista Lagoon. According to the Subarea Plan, the portion of
the project site within Oceanside is primarily developed; however, a narrow band of
riparian scrub occurs adjacent to Buena Vista Creek.
The proposed land 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. The site is adjacent to riparian and wetland habitat within Buena Vista Creek that
is considered occupied by least Bell’s vireo and Ridgway’s Rail and is located within the
coastal zone. Neither species has been documented as breeding in the creek reach that
is adjacent to the project. The proposed project includes a 50-foot wide biological buffer
and a 50-foot wide planning buffer, totaling 3.08 acres. The buffer zone would consist of
native riparian planting, restoring the existing disturbed vegetation. MM-BIO-1 requires
the on-site restoration of 1.29 acres of coastal sage scrub and 1.18 acres of wetland
transitional habitat on site. MM-BIO-2 will ensure that the on-site restoration occurs in
accordance with the standard of the Oceanside Subarea Plan. Finally, as discussed in
Section 4.3, Biological Resources, all construction and development would comply with
the Draft Subarea Plan and all biological impacts would be adequately mitigated to a less
than significant level.
According to Figure 3-8, Priority Areas in the Regional Stepping Stone Corridor, of the
Oceanside Subarea Plan, the project site is not identified as occurring within a wildlife
corridor area. However, wildlife movement along the Buena Vista Creek riparian corridor
may be permitted toward the open space east of South El Camino Real. Also, the
segment of the creek within the study area could be used by both terrestrial wildlife and
avifauna to access the shoreline to the west by passing through the Buena Vista Lagoon.
Implementation of MM-BIO-16 through MM-BIO-22 would reduce potential indirect
impacts to less than significant, as identified in Section 4.3, Biological Resources.
The proposed project would not be within the hardline preserve and would not result in
the conversion of such lands.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
goal.

The proposed
project would be
consistent with this
goal.

The proposed
project would be
consistent with this
objective.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Objective 3

Policy Text
Conserve a net 100 percent of aquatic
and wetland habitats by 98 percent
preservation and compensatory
replacement of acreage, function, and
values for an estimated 2 percent of
wetlands impacts.

Objective 9

Ensure that mitigation is directed to the
Wildlife Corridor Planning Zone and
Pre-approved Mitigation Areas such
that the high quality of habitats and
critical linkage areas become
incorporated into the City’s Preserve,
while allowing development in lower
quality habitat areas.
State Route 78 Urban Design Study – Design Guidelines
Achieve a feeling of openness and the The project includes a 3.08-acre riparian buffer north of Buena Vista Creek and none of
ability to maintain and preserve
the primary structures would be within 109 feet of the buffer. As discussed in Section 4.7,
dramatic distant views where noted.
Aesthetics, there are no designated scenic vistas in the project area. The project would
not substantially obstruct, interrupt, or detract from existing northwest- and west-oriented
views of Buena Vista Lagoon from the Hosp Grove Park trails but rather, the project
would occupy undeveloped land to the northeast and north within the same landscape
setting as the Westfield Carlsbad Shopping CenterThe Shoppes at Carlsbad Mall, North
County Plaza center, and El Camino North center and would replicate existing features in
this landscape.
Encourage varied, dynamic spaces
The proposed structures would be at different heights, setbacks, and separated from SRbetween the SR-78 corridor and future 78 by proposed landscape screening. The different elements of the proposed project
development.
would provide for visual interest along the SR-78 corridor.

Overall Objective

Overall Objective

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
As discussed in Section 4.3, Biological Resources, the proposed project would not result
in permanent direct impacts to jurisdictional wetlands, but would result in temporary
direct impacts of up to 0.36 acres of jurisdictional wetlands. Because these habitats are
considered sensitive and jurisdictional by the regulatory agencies, these temporary
impacts would be significant. Implementation of MM-BIO-3 and MM-BIO-4 would reduce
temporary direct impacts to less than significant and MM-BIO-9 through MM-BIO-14
would reduce temporary indirect impacts to less than significant levels. Mitigation would
occur off-site at a 1:1 ratio and in accordance with state and federal wildlife agency
requirements.
The project site is within the off-site mitigation zone. Refer to MM-BIO-1 and MM-BIO-3
in Section 4.3 for the project’s compliance with required mitigation ratios.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
objective.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
Overall Objective

Policy Text
Provide for and achieve a significant
landscape setting between SR-78
corridor and future development.

Overall Objective

Enhance the identity and image of
those communities facing the SR-78
corridor.

5.1-1, Lot Size

Lot sizes should conform to the
existing local zoning ordinance and a
plan review process should be
required to allow for future
development or redevelopment.

5.1-2, Building
Coverage and
Location

Building coverage should conform to
the existing local zoning ordinance and
a plan review process should be
required to allow for future
development or redevelopment.

5.1-2, Building
Coverage and
Location

Site buildings to ensure views from
SR-78 to existing natural features are
retained

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
The landscape plan, as shown on Figures 3-5a and 3-5b, includes proposed tree
planting along the property line between the proposed structures and SR-78 right-of-way.
The landscape plan has been designed to exceed the requirements set forth in
Oceanside’s Landscape Development Manual.
The land uses primarily along SR-78 nearest the project site are large scale commercial
developments that include El Camino North, Westfield Carlsbad, North County Plaza,
and additional commercial development to the northwest. As the project is a commercial
hotel development, it would be consistent with surrounding land uses. Additionally, as
discussed in Section 4.7, Aesthetics, the bulk, scale, mass, and color of the project
would be consistent with existing commercial development.
The project proposed development on two parcels: (1) a 9.8-acre parcel in Oceanside
and (2) a 2.7-acre parcel in Carlsbad. Structures would only be developed on the portion
of the project site within Oceanside. The 1986 Zoning Ordinance does not identify a
specific lot size for the C-2 zone. The 1992 Zoning Ordinance identifies minimum lot size
for the CS base zone as 10,000 square feet. The floor area of each of the hotel buildings
and the parking structure would exceed the minimum lot size.
As noted in the summary of project design features (see Table 3-2) the following would
be incorporated: the project would be reviewed by the Planning Commission to ensure
that all Oceanside -required design parameters are met; design parameters include
street widths, access improvements, landscape standards, streetlights, lighting
requirements, architectural design, etc.; and the project would be required to obtain
design review approval by the City of Oceanside and is subject to Oceanside’s zoning
standards, which regulate building design, mass, bulk, height, etc.
The Urban Design Study indicated key views of Buena Vista Lagoon exist along SR-78
west of the Jefferson Street interchange and bridge (see Figure 2-6 of the Urban Design
Study). No major views are identified to exist from SR-78 south towards the project site
and beyond. Development of the project would not impede views of Buena Vista Lagoon
from SR-78; views of the lagoon from the portion of SR-78 immediately north of the
project site and east of Jefferson Street are currently obstructed by the existing
interchange.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
objective.
The proposed
project would be
consistent with this
objective.

The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-2, Building
Coverage and
Location

Policy Text
Where possible, conform the building
placement to the natural topography.

5.1-2, Building
Coverage and
Location

When a project is visible from SR-78,
consider the composition or massing
when buildings are grouped together.
Determine if there is a need for
screening the proposed project from
the freeway. When possible, vary the
location of buildings or the “streetwall”
(see Building Setbacks) along the SR78 right-of-way to provide a more
dynamic visual experience
The maximum building height should
conform to the existing zoning
ordinance. The maximum should not
exceed 35 feet or 3 stories from the
finished pad elevation. The 35 feet is
measured from the pad elevation to
the top of the building roof or parapet.

5.1-3, Building
Heights

5.1-3, Building
Heights

Any structures exceeding this height
should be addressed during the plan
review process. This process would
assure that the project height is
compatible with the scale of
surrounding buildings, the adjacent land
use and relationship to the freeway.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
The project site is generally flat, ranging in elevation from approximately 8 feet to 23 feet
amsl. The topography gently slopes from the higher elevation in the northerly portions to
the lower elevation in the southerly portions nearest Buena Vista Creek. Mass grading
would level the project site at approximately 20 feet amsl, which generally conforms to
the existing topography. Therefore, buildings would be sited at 20 feet amsl.
The four primary structures of the proposed project would be visible to motorists traveling
along SR-78. As shown in Figures 3-1 and 3-2a though 3-2e, the buildings would be set
back at varying intervals from SR-78 and would have varying form and mass. The
northern property line along the SR-78 right-of-way would be lined with trees, as
indicated in the proposed landscape plan.

Each building proposed would exceed the identified maximum height of 35 feet. The
Pavilion would be 40 feet in height, the four story parking structure would be 43 feet in
height, Hotel Building 1 would be 75 feet in height, Hotel Building 2 would be 67.5 feet in
height, and Hotel Building 3 would be 60 feet in height. However, as noted in Table 3-2,
which summarizes project design features, the project would be required to obtain design
review approval by the City of Oceanside and is subject to Oceanside’s zoning
standards, which regulate building design, mass, bulk, height, etc. As such, any variance
in zoning would be subject to the approval of the City of Oceanside.
The project’s exceedance in height limitations would be subject to the approval of the
City of Oceanside and reviewed during the planning process.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-3, Building
Heights

5.1-4, Building
Setbacks

Policy Text
In areas where foreground or distant
views are to be maintained, a visual
analysis should be provided. This
analysis is to be used for the siting of
buildings and to ensure that the
proposed building heights do not block
the view or the view corridor.
Building setbacks are intended to allow
for sufficient area for landscape
treatment and screening. Since the
width of the SR- 78 right-of-way is
varied, the setbacks should be
measured, in most cases, from the
shoulder of SR-78.
The setbacks will address those
properties adjacent to SR-78 and will
vary depending on the height of the
structures.
Preferred setback for 1-3 story
buildings
A minimum of 175 feet from the SR-78
shoulder that would include:
 40-foot landscaped setback;
 120-foot parking area;
 15-foot pedestrian area adjacent to
building.
 Minimum setback for 1-3 story
buildings
 A minimum or 115 feet from the
SR-78 shoulder that would include:
 40-foot landscaped setback;

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
Views along SR-78 looking south towards the project site are not identified as key views.
Views of Buena Vista Lagoon are not available along the length of SR-78 adjacent to the
project site and east of the Jefferson Street interchange; therefore, views of an important
scenic resource would not be impeded by development of the project.

As noted in Table 3-2, which summarizes project design features, the project would be
required to obtain design review approval by the City of Oceanside and is subject to
Oceanside’s zoning standards, which regulate building design, mass, bulk, height, etc.
As such, any variance in zoning would be to the approval of the City of Oceanside. The
Zoning Ordinance and review by City of Oceanside staff would determine adequate
setback from SR-78.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text
 60-foot parking area;
 15-foot pedestrian area adjacent to
building.
Acceptable setbacks for:
 1 story buildings - A minimum of
50 feet from the SR-78 shoulder to
the face of the building. Loading or
service areas could be located
within setback area providing that
a minimum of 40 feet is maintained
for landscape treatment.
 2-3 story buildings up to 35 feet in
height - A minimum of 70 feet from
the SR-78 shoulder to the face of
the building. Loading, service
areas or access could be located
within the setback area providing
that a minimum of 50 feet is
maintained for landscape
treatment.
 1 story buildings that are 10 feet or
more above or below the SR-78
shoulder - A minimum of 20 feet
from the SR-78 right-of-way to the
face of the building. No loading or
service areas should be located
within setback area.
 2-3 story buildings that are 10 feet
or more above the SR-78 shoulder
- A minimum of 30 feet from the
SR-78 right-of-way to the face of
the building. No loading or service

The Inns at Buena Vista Creek EIR
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Consistency Analysis

Conformance/
Non-conformance
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

5.1-5, Parking

5.1-5, Parking

Policy Text
areas should be located within
setback area.
 2-3 story buildings that are 10 feet
or more below the SR-78 shoulder
- A minimum of 20 feet from the
SR-78 right-of-way to the face of
the building. No loading or service
areas should be located within
setback area.
The setback areas should be fully
landscaped in a manner compatible
with the landscape design guidelines
established for SR-78.
These guidelines are the parking
requirements and standards for all
development plans. The parking ratio
standards for development should be
identical to those of the underlying
zones.
Each parking space should be a
minimum of 9 feet wide and 20 feet
deep. The depth of the parking space
can be reduced to 18 feet if the curb is
used as a wheel stop and the 2 foot
difference is used for part of the
sidewalk or landscaping area.
All parking and loading spaces should
be on the same lot or building site with
the building or structures they are to
serve.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

Conformance/
Non-conformance

As noted in Table 3-2, which summarizes project design features, the project would be
required to obtain design review approval by the City of Oceanside and is subject to
Oceanside’s zoning standards, which regulate building design, mass, bulk, height, etc.
As such, the determination of adequate parking and parking space size would be subject
to the approval of the City of Oceanside.

The proposed
project would be
consistent with this
guideline.

The surface parking areas, parking structure, and truck loading spaces are all located on
the project site, with safe and convenient access to all proposed buildings.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-5, Parking

5.1-5, Parking

5.1-5, Parking

5.1-5, Parking

5.1-5, Parking

Policy Text
Large parking areas should be
enclosed as much as economically
feasible and exposed parking areas
should include 10% of their areas in
landscaping.
Design parking facilities to be
adequate for both initial development
and future expansion of land uses in
terms of size and intensity. For
example, initial parking facilities could
be surface lots capable of eventually
accommodating parking structures.
Surface lots could also reserve land for
future development.
Surface parking should be broken up
with planting areas featuring large
canopy trees to reduce glare and
provide shade.
Surface parking areas should be set
back a minimum of 40 feet from the
freeway shoulder with an ample
landscaped buffer
Parking lots should be visually
buffered from the adjacent freeway
through the use of earth berms or
landscape screens. While it is not
necessary to completely hide parking,
selectively eliminating portions of
views of parking lots is encouraged

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
The surface parking areas would be immediately surrounded by a landscaping buffer that
includes a vegetated swale, biorentention areas, and a retaining wall to enclose the
areas from views along SR-78.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.

The project includes development of a parking structure in addition to a limited amount of
surface parking spaces. The parking structure would provide 432 parking spaces and
surface parking would provide 47 parking spaces, for a total of 479 parking spaces
(including handicapped parking spaces) to serve the hotels, restaurant, and pavilion.
Expansion of development on the project site beyond what is proposed by the project
would be not expected.

The proposed
project would be
consistent with this
guideline.

The landscaping bordering the surface parking areas would be lined with trees to provide
shade. Rows of multiple parking spaces would be broken up by landscaping dividers to
further provide shade and avoid vast areas of surface parking.

The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

All surface parking spaces would be separated from the SR-78 shoulder by a landscape
buffer within the project boundary and within the existing SR-78 right-of-way.

The landscape buffer surrounding the surface parking areas would provide visual
screening for views along the SR-78 eastbound on-ramp by planting trees. The proposed
plant palette includes the following trees: Gooding’s black willow (Salix gooddingii),
island oak (Quercus tomentella), coast live oak (Quercus agrifolia), Catalina ironwood
(Lyonothamnus floribundus), and Catalina cherry (Prunus lyonii). Although the
Conceptual Landscape Plan for the project does not completely line the surface parking
areas with trees, a sufficient amount is proposed to partially line and provide for denser
pockets along the SR-78 frontage.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-6, Building
Form, Mass, and
Scale

Policy Text
The apparent mass of each building
should be minimized by placing the
building away from SR-78. This allows
landscaping to soften the appearance
of the heights and mass of the
building.

5.1-6, Building
Form, Mass, and
Scale

Building wall planes adjacent to
freeway should modulate creating a
varying streetwall. Offset building
planes and recessed areas of the
building facade are recommended to
provide relief to long elevations and to
create shade and shadow patterns
Structures should be designed to
create transitions in form and scale
from the freeway to the development
area
Any parking structures should be
screened from freeway views where
possible.

5.1-6, Building
Form, Mass, and
Scale
5.1-6, Building
Form, Mass, and
Scale

5.1-6, Building
Form, Mass, and
Scale

Building forms should be designed to
create visual interest. Changes in form
by varying levels and planes can
create a visually satisfying structure.

The Inns at Buena Vista Creek EIR
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Consistency Analysis
The SR-78 frontage along the northern boundary of the project site would be landscaped
to provide a buffer between the highway and the proposed structures. The parking
structure and Hotel Building 3 would be the most apparent to motorists traveling along
SR-78. Trees would be specifically placed along the northern border where buildings
face SR-78. The landscape buffer between the parking structure and SR-78 would be
completely lined with trees as listed in Figure 3-5d to soften and screen views from the
motorists traveling along SR-78. Similarly, trees would be planted in the landscape buffer
at the northern boundary of the project site along the face Hotel Building 3.
The north-facing wall planes of Hotel Building 1, Hotel Building 2, and the parking
structure would be adjacent to SR-78. Each structure façade would vary in specific
design to all for visual interest and relief. Additionally, each building’s height, varying
angle relative to SR-78, and setback from SR-78 would provide for a varying streetwall
adjacent SR-78.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.

The proposed project’s landscaping screening buffer would provide for a transition
between SR-78 and the structures. Additionally, the varying specific form and mass of
each proposed structure would aid in this transition.

The proposed
project would be
consistent with this
guideline.

The parking structure would be sited along the SR-78 frontage with a 10-foot setback
from the California Department of Transportation (Caltrans) right-of-way. Trees would be
specifically placed along the northern border where buildings face SR-78. The landscape
buffer between the parking structure and SR-78 would be completely lined with trees, as
listed in Figure 3-5d, to soften and screen views from the motorists traveling along SR78.
Each structure, while designed with a coastal craftsman architectural theme, would vary
slightly to avoid simple and monotonous form. Different heights and setbacks from SR-78
would break up potential for overbearing massing and scale. Roof lines would be varied
among the structures. The parking structure would have a flat roofline opposed to the
inclusion of angled roofs on the hotel buildings. Each hotel building would also vary in
roofline form. Hotel Building 1 would have an angled roof with prominent gables that

The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text

5.1-6, Building
Form, Mass, and
Scale

Buildings should complement the
surrounding topography. For example,
high rise buildings should be located
next to high slopes. This focuses some
of the visual attention away from the
slope and onto the building
Buildings should be designed to create
comfortable scale relationships with
adjacent open space areas.

5.1-6, Building
Form, Mass, and
Scale

5.1-6, Building
Form, Mass, and
Scale

5.1-6, Building
Form, Mass, and
Scale

All buildings should be functional,
modern, and progressive in concept
and design. Buildings should reflect
present day technology. No theme
buildings should be allowed.
Each building should have its own
identity but be compatible with other
buildings in order to maintain a
consistency of design.

The Inns at Buena Vista Creek EIR
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Consistency Analysis
protrude above the main roofline, Hotel Building 2 would have a primarily flat roofline
accented with gables and tower elements, and Hotel Building 3 would have an angled
roof with less prominent gables, giving the impression of a flatter roofline.
The project site and its surroundings are generally flat; the project site is generally flat,
ranging in elevation from approximately 8 to 23 feet amsl. The topography gently slopes
from the higher elevation in the northerly portions to the lower elevation in the southerly
portions nearest Buena Vista Creek. Mass grading would level the project site north of
Buena Vista Creek (i.e., project development footprint for the hotel buildings) at
approximately 20 feet amsl, which generally conforms to the existing topography.
The proposed structures would be sited on the areas away from Buena Vista Creek. A
3.08-acre wetland buffer that includes a 50-foot biological buffer and a 50-foot planning
buffer for a total 100-foot buffer zone from Buena Vista Creek that would separate the
proposed structures from the creek and provide for open space. A pedestrian trail and
other passive recreation areas would be provided within this open space area. The
proposed buffer and open space would act as a sufficient transition between
development and existing open space.
The proposed structures have been designed to incorporate a coastal craftsman
architectural inspired theme while retaining a modern hotel and parking structure design.

The proposed structures have been designed to incorporate a coastal craftsman
architectural theme. The a similar earth toned color palette would be utilized across the
structures and would include: colors by Dunn Edwards consisting of rich ivory, fine sand,
trite white, soft leather, play on gray and fine grain. Colors would alter between prominent
and accents among buildings to provide for visual interest and avoid a monotonous design.
The parking structure would be primarily white and lighter colors and heavily accented by a
darker brown, while the hotel buildings would utilize a varying mix of sand, gray, grain, and
white.

Conformance/
Non-conformance

The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-6, Building
Form, Mass, and
Scale

Policy Text
Pre-engineered or prefabricated
buildings should not be permitted.

Consistency Analysis
The project does not propose the use of any pre-engineered, prefabricated, or otherwise
manufactured structures.

5.1-6, Building
Form, Mass, and
Scale

All 2-3 story buildings should have a
horizontal appearance brought about
by the use of horizontal bands and
fascia to minimize the visual height of
the structure
Building roofs:
 Major roof areas on commercial,
office or industrial buildings are
usually flat. As such, roofs are
typically not a design consideration.
The only exception is in instances
where they may be viewed from
above. In such instances care
should be taken that all roof vents,
roof-mounted mechanical
equipment, pipes, etc., are grouped
together and painted to match roof
color to reduce their visibility.
 All roof-mounted mechanical
equipment should be screened from
view with parapet walls. If screen
walls are used they should be
attractive in appearance and
complement the architecture of the
building to which they belong.
Under no circumstance should
mechanical equipment extend
above the enclosing wall of screen.

All of the prominent multi-story buildings would be wider than they are tall which would
give the impression of a horizontal form. The width of the parking structure and each
hotel building would ranges between approximately 214 feet to 305 feet, depending on
the structure, while the maximum height proposed is 75 feet (Hotel Building 1).

5.1-6, Building
Form, Mass, and
Scale

The Inns at Buena Vista Creek EIR
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Due to the proposed height of each structure, it is not likely that any motorist traveling
along SR-78 would have views of the tops of any roof. Roof-mounted mechanical
equipment would be placed in such a manner to avoid prominence on the roofline.
Equipment would be placed behind parapets, protruding roof gables, and other roofing
design features. The sloped roofs would be comprised of concrete shake roofs.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

5.1-6, Building
Form, Mass, and
Scale

5.1-6, Building
Form, Mass, and
Scale

5.1-6, Building
Materials and
Colors

5.1-6, Building
Materials and
Colors

Policy Text
 Sloped roof treatments are
acceptable with certain exceptions.
Sloped roofs should be of any
traditional roof material except
corrugated metal, wood, fiberglass,
and asphalt unless specifically
approved.
Windows in buildings should be deeply
recessed to create strong shadows.
Large glazed areas should be broken
into smaller window panes. Taller
buildings need special attention to the
design of windows to produce a
consistent human scale
When walls are used adjacent to the
freeway, they should have a recess for
landscaping at a minimum of 200 foot
intervals. This will minimize the
occurrence of straight, unbroken wall
lines that can become monotonous.
It is recommended that the predominant
color of exterior building materials should
be light, as opposed to dark, in tone.
Mirror glass or highly reflective surfaces
should be used predominantly as an
architectural accent. A color palette of
natural “earth” tones is suggested.
Masonry materials should be used
only when compatible with trim, accent
material and adjacent structures.
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Consistency Analysis

Conformance/
Non-conformance

The proposed structures would not include any large windowed or glazed areas; rather
smaller multiple paned windows for individual rooms would be included along the hotel
buildings’ sides. Windows would be placed highest on the sixth story of Hotel Building 1.
The use of smaller, individual room windows, rather than large areas, would ensure the
building designs complement the human scale.

The proposed
project would be
consistent with this
guideline.

No walls are proposed adjacent to the freeway.

The proposed
project would be
consistent with this
guideline.

The color palette proposed for the project are a range of earth toned colors that include:
rich ivory, fine sand, trite white, soft leather, play on gray and fine grain (colors by Dunn
Edwards). The darker tones would be primarily utilized as accents along windows and
roof lines while a mix of lighter tones (gray, white, sand, and grain) would be utilized for
entire wall faces and roofs. The parking structure would also utilize lighter earth tones
and whites with brown and dark red accents. Highly reflective surfaces would be
minimized.
Building materials would consist of concrete shake roofs, fiber cement siding, exterior
cement plaster, ledge stone veneer and trim, brick veneer, wood fascia, wood finish eave
brackets, concrete trim, wood finish trellis, decorative wood work, decorative railings, and
metal trellis’ and canopies.

The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-6, Building
Materials and
Colors

5.1-6, Building
Materials and
Colors
5.1-6, Building
Materials and
Colors
5.1-6, Building
Materials and
Colors
5.1-6,
Freestanding
Buildings

Policy Text
Exterior facing materials are one of the
major determinants of a building’s visual
image. That image, which establishes
the special identity of the particular
building should be one of harmony
tempered by tasteful variation in
selected details. A hodgepodge
appearance must be avoided, but the
need for a unified exterior treatment
should not be confused with the need, in
some cases, to create distinctive images
through the use of more than one major
material.
Colors should be confined to earth
tones of a soft and subtle nature.

Consistency Analysis
Each structure would utilize a variation of the proposed earth toned color palette with
different colors utilized for different portions of each individual building in order to provide
visual interest. Individual buildings would place colors consistently among the different
portions of the buildings’ exterior in order to achieve a harmonious, yet diverse visual
environment. For example, all recessed walls would be painted gray while protruding
walls would be painted a sand color across one building, while another building would
utilize the same colors in a different manner across the exterior walls.

Accent colors should be of darker
earth tones, however, no primary
colors should be allowed.
Special individual corporate colors
should be approved only when utilized
in signage.
The design of freestanding buildings
should be established within individual
commercial projects. By virtue of their
isolated position within the typical
commercial projects, these buildings
can support more varied architectural
detailing and composition. The
character of the distinctive or unique
architectural style is encouraged.

No primary colors are included in the proposed color palette. Darker colors, such as
browns and darker reds, would be utilized as a finish on accent fixtures and rooflines
rather than predominant wall finishes.
The project does not propose the use of corporate colors.
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The proposed color palette would consist of earth tones colors that include rich ivory, fine
sand, trite white, soft leather, play on gray, and fine grain (colors by Dunn Edwards).

There are no freestanding or isolation buildings proposed as part of the project.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
The proposed project
would be consistent
with this guideline.
The proposed project
would be consistent
with this guideline.
The proposed
project would be
consistent with this
guideline.

6556
4.1-103

4.1 – LAND USE AND PLANNING

Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

5.1-7, Landscape
Requirements

5.1-7, Landscape
Requirements

5.1-7, Landscape
Requirements

Policy Text
Freestanding buildings should take on
an individual identity, which may
emphasize color, texture, repetition of
penetrations and composition carried
throughout a specific commercial or
retail development.
The landscape treatment and planting
along the SR-78 edge should reflect
the planting design proposed in the
Landscape Concept Plan for SR-78.
This will extend the landscape beyond
the right-of-way and provide a more
visually cohesive treatment though the
corridor.

At least 10% of the site should contain
a mixture of groundcover, trees and
shrubs of varying sizes or decorative
hardscape. Landscaping provided in
parking areas and setbacks should
count toward fulfilling this requirement.
An irrigation system should be
required for any landscaped area to
insure plantings are adequately
watered.
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Consistency Analysis

The Urban Design Study identifies the project site as Coastal/Flat/Partial screen (C-FP)
and further identifies design concepts for the Jefferson Street Interchange within the
Landscape Concept Plan; a suggested plant palette is provided for both areas.
Additionally, C-FP specifies that businesses should be partially screened with broadleaf
evergreens, palms, and shrubs in informal groupings. The proposed project’s
landscaping plan and the Urban Design Study’s plant palette overlapping partially by
including both Catalina cherry and lemonade sumac (Rhus integrifolia). While the project
may not entirely utilize the suggestions found in the Urban Design Study’s plant palette,
the project’s landscape plan draws from California coastal and island (such as Catalina
Island) landscaping. The project’s plant palette also includes Goodding’s black willow,
island oak, coast live oak, Catalina ironwood, wild lilac (Ceanothus sp.), Del Mar
manzanita (Arctostaphylos glandulosa ssp. crassifolia), flannelbush (Fremontodendron
sp.), and fragrant sage (Salvia clevelandii). Although not included in the Urban Design
Study’s plant palette, the proposed landscape would reinforce a coastal theme while also
providing partial screening to the surface parking areas and proposed structures.
The 12.5-acre project site would be developed with approximately 5.6 acres of building
area and other hardscape. The remaining 6.9 acres of the project site would be open
space or otherwise pervious land covers consisting of landscaping, a riparian buffer, and
wetlands along Buena Vista Creek. 1.51 of the 6.9 open space acres would be
landscaping, including the setbacks proposed along the surface parking areas and along
the SR-78 frontage at the northern project boundary.
An irrigation system would be installed to provide coverage for all planting areas shown
on the landscape plan. The irrigation would be installed parallel to Jefferson Street within
the public rights-of-way and the off-site slope area.

Conformance/
Non-conformance

The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-7, Landscape
Requirements

Policy Text
Graded slopes should be promptly
revegetated with groundcover, shrubs
and trees. Hydroseed may be used for
groundcover and may include shrubs
and trees. Groundcovers should
possess moderate or high erosion
control qualities. Further, appropriate
fertilization and plant materials should
be verified by soil sampling and
analysis by a soils laboratory to be
indicated on the landscaping plans for
the project.
All slopes over 6 feet in vertical height
should receive at least one 1 gallon plant
for every 100 square feet of slope area.

Consistency Analysis
The project site is generally flat with the lowest elevations nearest Buena Vista Creek.
The northern portion of the project site would be mass graded to one development pad at
approximately 20 feet amsl, with minimal sloping for drainage purposes. All areas not
proposed for hardscape or building development would be revegetated to support soils
and minimize erosion potential.

5.1-7, Landscape
Requirements

One 24” box tree should be provided
for every 5 parking spaces within the
parking areas.

5.1-7, Landscape
Requirements

Parking lot trees should be long-lived,
deep rooted, and require little
maintenance (structurally strong,
insect and disease resistant, and
require little pruning).
Round-headed rather than upright
trees should be utilized in parking
areas.

The landscaping plan identifies that all proposed trees would be 36-inch box trees, and
56 surface parking spots are proposed. Although the final tree planting design is not yet
developed, the project would provide more than 11 trees within the surface parking
areas.
All trees within the surface parking areas would be rooted at an adequate depth. All
landscaping would be continually maintained throughout operation of the proposed
project.

5.1-7, Landscape
Requirements

5.1-7, Landscape
Requirements
5.1-7, Landscape
Requirements

Landscaping should enhance major
natural site elements through the
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No 6-foot vertical slopes exist or would be developed on the project site.

The landscaping plan would conform to Oceanside’s Landscape Development Manual
and the proposed landscape plan would be subject to the approval of the City of
Oceanside and the Planning Commission.
Buena Vista Creek is the major natural site element adjacent to the project site.
Approximately 3.08 acres of wetland buffer would be provide along Buena Vista Creek
and would be planted and restored with native riparian plant species. Provision of this

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

5.1-7, Landscape
Requirements

5.1-7, Landscape
Requirements

5.1-8, Refuse
Enclosures
5.1-8, Refuse
Enclosures

5.1-8, Refuse
Enclosures

Policy Text
careful use of flower and leaf color and
texture, plant forms and plant masses.
Landscaping should be designed in a
manner which effectively enhances
existing views or provides new view
corridor opportunities into existing
open space hillsides, wetland areas,
lagoons, major land forms or other
visual amenities within the viewshed of
the SR-78 corridor.
Landscape design should provide for
effective screening of parking areas,
utility enclosures, utility cabinets,
service and loading areas, or service
corridors to reduce the possibility of
negative visual impacts when viewed
from SR-78 rights-of-way.
All trash enclosures should be
screened or located out of view from
the freeway.

Consistency Analysis
buffer would effectively enhance the land immediately surrounding Buena Vista Creek
and allow for separation from the major development features of the proposed project.
As discussed previously, the length of SR-78 east of the Jefferson Street interchange
and north of the project site is not identified as having important views; views of Buena
Vista Lagoon are not available until motorists are past the project site and the
interchange, west of Jefferson Street. This portion of SR-78 also does not provide for
major views of Buena Vista Creek due to the creek’s location in a low-lying area and
rather gentle sloping. Landscape proposed along the SR-78 frontage would provide for
additional visual interest.

Refuse enclosures should be housed
in solid structures that are constructed
of the same materials and colors of the
adjacent buildings or development.
Refuse collection areas should be
effectively designed to contain all
refuse generated on-site and
deposited between collections.
Deposited refuse should not be visible
from outside the refuse enclosure.

Trash enclosures would be designed to include: concrete walls with colors to match the
associated buildings, a concrete enclosure pad, and a concrete apron engineered to
withstand up to 20,000 pounds.

The Inns at Buena Vista Creek EIR
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Conformance/
Non-conformance
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

The surface parking areas would primarily be located in the northwestern portion of the
project site and along the SR-78 frontage. A landscape buffer is proposed between the
parking areas and edge of the project site. This buffer would include trees to partially
screen views from SR-78 and the Jefferson Street interchange. Trash receptacles would
be enclosed by walls and plantings to screen views. All utility enclosures and cabinets
would be designed and sited in such a way to reduce visibility from SR-78.

The proposed
project would be
consistent with this
guideline.

Trash enclosures would include: walled enclosures, planting to buffer the visual impact of
walls, an overhead screening, and colors to match the associate building.

The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

Trash enclosures would be designed with an area large enough to provide for an
adequate amount of trash receptacles to serve the proposed project. Each enclosure
would have an overhead screening trellis and walls with associated plant buffers would
ensure the refuse is visually screened. Proper training of operational staff would ensure
that refuse is only deposited in designated areas and not visible from outside the
enclosure.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-8, Refuse
Enclosures

5.1-9, Electrical
Equipment and
Utilities

5.1-9, Electrical
Equipment and
Utilities
5.1-9, Electrical
Equipment and
Utilities

5.1-9, Electrical
Equipment and
Utilities

Policy Text
Refuse collection areas should be so
located upon the property as to
provide clear and convenient access to
refuse collection vehicles and thereby
minimize wear-and-tear to on-site and
off-site developments.
Transformers that are visible from SR78 should be screened with either
planting or a durable non-combustible
enclosure (of a design configuration
acceptable to San Diego Gas and
Electric).
Where possible, it is recommended
that refuse containers and
transformers be integrated into the
same enclosure.
Transformer enclosures should be
designed of durable materials with
finishes and colors which are unified
and harmonious with the overall
architectural theme.
Exterior mounted electrical equipment
should be mounted on the interior of a
building wherever possible. When
interior mounting is not practical,
electrical equipment should be
mounted in a location where it is
substantially screened from public
view. In no case should exterior
electrical equipment be mounted on
the freeway side of any building.
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Consistency Analysis
Trash enclosures would be designed to provide full, safe, and adequate access to trash
collection vehicles. The following design considerations would be implemented by the
project: enclosures would be sited to provide unobstructed access (including vertical
clearance) for collection vehicles and clearance required by the designated collector and
access would have minimal conflict with pedestrian and other vehicle circulation patterns.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.

All exterior electrical equipment would be screened and designed to be minimally visible
to the extent feasible.

The proposed
project would be
consistent with this
guideline.

All exterior electrical equipment would be screened and designed to be minimally visible
to the extent feasible.

The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

All exterior electrical equipment would be screened and designed to be minimally visible
to the extent feasible.

All exterior electrical equipment would be screened and designed to be minimally visible
to the extent feasible.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-9, Electrical
Equipment and
Utilities

5.1-9, Electrical
Equipment and
Utilities

5.1-9, Electrical
Equipment and
Utilities

5.1-9, Electrical
Equipment and
Utilities
5.1-9, Electrical
Equipment and
Utilities

5.1-9, Electrical
Equipment and
Utilities

Policy Text
Exterior mounted electrical equipment
that is visible should be installed in a neat
and orderly fashion. It should also be
painted to blend with the mounting
background.
All exterior on-site utilities including, but
not limited to: drainage systems, sewers,
gas lines, water lines, electrical,
telephone, and communication wires and
equipment, should be installed and
maintained underground.
On-site underground utilities should be
designed and installed to minimize the
disruption of off-site utilities, paving,
and landscape during construction and
maintenance.
Communication devices, such as
satellite dishes, should be screened
from view so that they are not visible
from the freeway.
Enclosures or screens for
communication devices should be
designed of durable materials with
finishes and colors which are unified
and harmonious with the overall
architectural theme.
Temporary overhead power and
telephone facilities should be permitted
only during construction.
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Consistency Analysis
All exterior electrical equipment would be screened and designed to be minimally visible
to the extent feasible.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.

All exterior electrical equipment and utility lines would be screened, designed to be
minimally visible, and place underground to the extent feasible.

The proposed
project would be
consistent with this
guideline.

The construction of the proposed project would not impact any off-site utility facilities.

The proposed
project would be
consistent with this
guideline.

All exterior electrical equipment would be screened and designed to be minimally visible
to the extent feasible.

The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

All exterior electrical equipment would be screened and designed to be minimally visible
to the extent feasible.

No overhead electrical facilities are required for the development of the proposed project.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-10, Loading
and Service
Areas
5.1-10, Loading
and Service
Areas

5.1-10, Loading
and Service
Areas

5.1-11,
Mechanical
Equipment

5.1-11,
Mechanical
Equipment

Policy Text
Ensure that storage, service, and
loading areas are located upon a site
so as to minimize the visibility from
SR-78.
Screening of storage areas should be
accomplished by the use of a solid
screening material, which may include
walls, buildings, or any combination
thereof, to a minimum height of 6 feet
to screen the stored items, except that
such height should not exceed 12 feet.
Loading area doors and docks should be
set back to minimize the effect from SR78. Loading areas should not encroach
into the minimum setback areas. Loading
areas and docks should not be closer
than 40 feet for single story structure and
50 feet for a 2-3 story structure.
All roof-mounted mechanical
equipment and/or ductwork should be
screened from view by an enclosure
consistent with the building
architecture. Consideration should be
given to the view plane from SR-78.
Roof-mounted ventilators should be a
maximum of one and one-half (1-1/2) feet
above the point to which attached and are
to be painted or pre-finished consistent with
the color scheme of the building or roof.
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Consistency Analysis
Loading areas would be co-located with trash enclosures. As such, loading areas would
be sited and screened in such a manner to minimize visibility to motorists travelling along
SR-78. See Figure 3-5d.
Storage areas and trash enclosures would be adequately screened from view and placed
in such a manner to minimize visibility from SR-78. The specifications of loading areas
would be approved by the City of Oceanside.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

Loading areas would not be adjacent SR-78 and would be outside required setbacks.

The proposed
project would be
consistent with this
guideline.

Due to the height of the proposed hotel buildings, the view plane from SR-78 would be
sufficiently below that of the hotel rooflines. It is highly unlikely that any motorist travelling
along SR-78 would have views of the hotel or parking structure rooftops. All rooftop
mounted mechanical equipment would be placed away from the edges of the rooftops
and screened by gables, parapets, and other roofing design features.

The proposed
project would be
consistent with this
guideline.

The design, location, and other specifications of required mechanical equipment for the
operation of the proposed project would be to the approval of the City of Oceanside.

The proposed
project would be
consistent with this
guideline.

6556
4.1-109

4.1 – LAND USE AND PLANNING

Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-11,
Mechanical
Equipment

Policy Text
Vents, louvers, exposed flashing,
tanks, stacks, overhead doors, rolling
and “man” service doors that are
visible from the SR-78 freeway corridor
should be painted consistent with the
color scheme of the building.
All exterior lighting should be
adequately controlled and shielded to
prevent glare to SR-78.

Consistency Analysis
The design, location, and other specifications of required mechanical equipment for the
operation of the proposed project would be to the approval of the City of Oceanside.

5.1-12, Lighting

The use of energy-conserving fixtures
or lighting systems should be given
primary consideration.

All exterior lighting would consist of energy efficient low pressure sodium lights.
Additionally, all decorative nighttime lighting (landscaping, signs, or any non-security
related lighting) would be turned off between 11:00 a.m. and sunset.

5.1-12, Lighting

High intensity security lighting fixtures
should not be substituted for site or
landscape lighting or general building
exterior illumination, but should be
limited to service areas.
All site, landscape or building exterior
lighting should be of a configuration,
style and finish color that complements
the architectural theme and materials
established by the building
architecture.
Building illumination and architectural
lighting should be indirect in character.
The light source should not be visible.
Indirect wall lighting or wall washing
overhead, dowel lighting or interior
illumination which spills outside is

No high intensity lighting fixtures are proposed; all exterior lighting, including security
lighting, would consist of low pressure sodium light or other lights of 4050 lumens or less.

5.1-12, Lighting

5.1-12, Lighting

5.1-12, Lighting
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Exterior lighting provided around the hotel buildings, pavilion, and parking structure
would be fully shielded and directed downward to minimize light trespass onto
surrounding properties, including the SR-78 right-of-way.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

As with the building architectural design, all other design elements of the proposed
project, including light fixtures would be inspired by a coastal craftsman theme. Fixtures
would be constructed and painted with complementing materials and colors to further
contribute to a consistent design of the proposed project.

The proposed
project would be
consistent with this
guideline.

Lighting fixtures would consist of low-pressure sodium lights (or other lights of 4050
lumens or less) that would be fully shielded and directed downward to minimize light
trespass onto surrounding properties and lighting impacts on the night sky. A photometric
study was conducted of the proposed project to determine the area that would be
illuminated by the proposed lighting elements of the project. According to the photometric
study, all foot-candles would be below 0.2, measured 5 feet from the property line,

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

5.1-12, Lighting

5.1-12, Lighting

5.1-13, Walls

5.1-13, Walls

5.1-13, Walls

Policy Text
encouraged. Architectural lighting
should articulate and provide lighting
for the particular building design as
well as provide the required functional
lighting for safety and clarity of
pedestrian movement.
Service area lighting should be
contained within service yard
boundaries and enclosure walls. No
light spillover should occur outside the
service area and the lights should not
be visible from SR-78.
Exterior illumination to enhance
building identity should respect and
reinforce the architectural treatment of
the building. Patterns of light and
fixture concealment should be
considered to avoid glare and intrusion
into adjacent properties and SR-78.
All project walls adjacent to SR-78 or
its right-of-way should follow the
Theme wall treatment associated with
that area as outlined in the SR-78
Landscape Concept Plan.
This design element used for the
Theme walls should be also be used
for noise walls, screen walls or
property line walls facing SR-78.
All project walls should be a minimum
of 6 feet in height unless a higher wall
is required for noise attenuation.
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Consistency Analysis
including along the proposed bridge. Additionally, to ensure that all Oceanside-required
design parameters (including lighting requirements) are met, the project would be
reviewed by the Planning Commission during the design review process.

Conformance/
Non-conformance

Exterior lighting provided around the hotel buildings, pavilions, and parking structure
would be fully shielded and directed downward to minimize light trespass onto
surrounding properties, including the SR-78 right-of-way. See previous 5.1-12 Lighting
guideline discussion.

The proposed
project would be
consistent with this
guideline.

See previous 5.1-12 Lighting guideline discussion.

The proposed
project would be
consistent with this
guideline.

No walls are proposed adjacent to SR-78.

The proposed
project would be
consistent with this
guideline.

No walls are proposed adjacent to SR-78.

The proposed
project would be
consistent with this
guideline.
The proposed
project would be

No walls are proposed adjacent to SR-78
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text

Consistency Analysis

5.1-14, Signs,
General
Provisions

All projects adjacent to SR-78 should
provide a comprehensive signage
program.

A signage plan is included as part of the proposed project. The majority of the signs
would be for entry and access facilitation along internal streets and sidewalks away from
views from SR-78.

5.1-14, Signs,
General
Provisions

The administration, implementation and
enforcement of signage should be through
each jurisdiction’s zoning ordinance.

Signage would be designed, constructed, and located to the approval of the City of
Oceanside and City of Carlsbad consistent with each respective municipal code.

5.1-14, Signs,
General
Provisions

All work should be of the highest
quality and consistent in design,
workmanship, materials and color to
other signs in the development.
No animated, flashing, or audible sign,
banners, flags, pennants, or balloons
should be permitted.

The proposed project would have a consistent theme of coastal craftsman across all
components of project design, including signage. All components of the proposed
development would complement each other aesthetically.

5.1-14, Signs,
General
Provisions

No billboards should be permitted that
could be viewed from SR-78.

No billboards are proposed.

5.1-14, Signs,
General
Provisions

The design of all signs should be
unified and reflect the architectural
character of the proposed project. The
letter design and graphics for each
sign should be limited to the styles
shown in the comprehensive sign
program.

The proposed project would have a consistent theme of coastal craftsman across all
components of project design, including signage. All components of the proposed
development would complement each other aesthetically.

5.1-14, Signs,
General
Provisions

The Inns at Buena Vista Creek EIR
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No animated, flashing, or audible signage is proposed.

Conformance/
Non-conformance
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-14, Signs,
General
Provisions
5.1-14, Signs,
General
Provisions

Policy Text
No signs should be painted on the
surface of a building.

Consistency Analysis
Building signs would be mounted fixtures, rather than painted onto the exterior wall
surface.

No vehicles displaying occupant logos,
names or other advertising information
should be permitted to be parked for
purposed of advertising in areas of a
proposed project parking lot which is
visible from SR- 78.
Detached business identification signs
should be associated with frontage
streets only. Detached business
identification signs should be located 20
feet from a frontage street facing SR-78.
Detached business identification signs
should not be permitted as standalone
signs facing SR-78.

All surface parking areas visible from SR-78 would be partially screened by trees planted
in the landscape buffer along the SR-78 frontage. No advertisement vehicles are
proposed as part of the project or are included to the extent of what is proposed in this
EIR.

5.1-14, Freeway
Signs

Only one freeway oriented sign should
be permitted per each
retail/commercial project.

No detached freeway oriented signs are proposed. Proposed signage specifications
would be to the approval of the City of Oceanside.

5.1-14, Freeway
Signs

The total sign should be no larger than
25 feet in width and 30 feet in height. It
should consist of a base, sign area or
sign face, and a capital.
The sign face or signage area should
not exceed 500 square feet on each
side.

The tallest sign proposed is 24 feet tall. Proposed signage specifications would be
approved by the City of Oceanside.

5.1-14, Signs,
General
Provisions

5.1-14, Signs,
General
Provisions

5.1-14, Freeway
Signs

The Inns at Buena Vista Creek EIR
June 2020

Conformance/
Non-conformance
The proposed project
would be consistent
with this guideline.
The proposed
project would be
consistent with this
guideline.

A 24-foot entry monument sign with glass and aluminum tenant panels would be located
at the Jefferson Street ingress/egress more than 20 feet from the SR-78 eastbound onramp.

The proposed
project would be
consistent with this
guideline.

No detached freeway oriented signs are proposed. Proposed signage would be
approved by the City of Oceanside.

The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

All signage, including wall signage, freeway pylon sign, trail signage, gateway signage,
parking structure signage, and hotel sign branding would not exceed 500 square feet.
Proposed signage specifications would be approved by the City of Oceanside.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-14, Freeway
Signs

Policy Text
Individual letters should not exceed 3
feet in height.

Consistency Analysis
Individual letters on all signage would not exceed 3 feet in height. Proposed signage
specifications would be approved by the City of Oceanside.

5.1-14, Freeway
Signs

The sign should be set back from the
SR-78 shoulder a minimum of 50 feet.
The setback area should be
landscaped with plant material that
reflects the planting in the adjacent
right-of-way.
In uphill conditions that exceed 10
vertical feet, the sign should be set
back from the SR-78 right-of way a
minimum of 20 feet. The setback area
should be landscaped with plant
material that reflects the planting in the
adjacent right-of-way.
In a downhill condition the sign height
can be increased by five feet for every
10 vertical feet. The setback from the
SR-78 right-of-way should be a
minimum of 20 feet. The setback area
should be landscaped with plant
material that reflects the planting in the
adjacent right-of-way
A maximum of seven (7) tenants
should be identified on the freeway
oriented sign.

The freeway pylon sign would be set back from the SR-78 should at least 50 feet. The
sign would be adjacent to Jefferson Street, elevated 16 feet above street level, and
would be 24 feet in height and 8 feet wide. Proposed signage specifications would be
approved by the City of Oceanside.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

The freeway pylon sign would be set back from the SR-78 right-of-way at a minimum of
20 feet, and the area surrounding the sign would be appropriately landscaped with trees,
shrubs, and groundcover which reflect the landscaping in the adjacent right-of-way.
Proposed signage specifications would be approved by the City of Oceanside.

The proposed
project would be
consistent with this
guideline.

Proposed signage specifications would be approved by the City of Oceanside.

The proposed
project would be
consistent with this
guideline.

The freeway pylon sign proposes the identification of four tenants, which include the
three hotel brands and a restaurant. Proposed signage specifications would be approved
by the City of Oceanside.

The proposed
project would be
consistent with this
guideline.

5.1-14, Freeway
Signs

5.1-14, Freeway
Signs

5.1-14, Freeway
Signs

The Inns at Buena Vista Creek EIR
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number
5.1-14, Freeway
Signs

Policy Text
The sign should be an architectural
element in the style and character of
the project it is identifying.

5.1-14, Freeway
Signs

The sign should not be illuminated
from ground mounted light fixtures.

5.1-14, Building
Mounted Signs

Building mounted business or building
identification signs should be limited to
the display of the building name or the
name and/or symbol of the business
occupying the site. No message or
advertising of any kind including, but
not limited to: the advertising of
products, services or job openings
should be permitted.
No more than one building mounted
sign should be permitted for each
development parcel fronting SR-78.

No building-mounted advertisements are proposed. Each hotel building and the parking
structure would have building-mounted signs for identification of the business name.
Additionally, the parking structure would have building-mounted “lifestyle graphics” that
would not be utilized as advertisement space.

Business or building identification
signs may be mounted to any vertical
surface of a building or building
associated wall provided such signs
appear as an integral part of the
overall architectural and site design
concept.
The sign area of building mounted
business or building identification signs
should not exceed the lesser of 48
square feet or the maximum building

All hotel branding signage would be mounted on building fascia, and appear as an
integral part of the overall architecture and site design concept. Proposed signage
specifications would be approved by the City of Oceanside.

5.1-14, Building
Mounted Signs
5.1-14, Building
Mounted Signs

5.1-14, Building
Mounted Signs

The Inns at Buena Vista Creek EIR
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Consistency Analysis
All proposed signage would complement the architectural style of the project, including
but not limited to: uniform paint color, glass panels, Coronado Stone base detailing, and
decorative lamps. Proposed signage specifications would be approved by the City of
Oceanside.
Signage that proposes illumination would display illuminated channel letters and not
ground-mounted light fixtures. Proposed signage specifications would be approved by
the City of Oceanside.

More than one building-mounted sign is proposed. However, proposed signage
specifications would be approved by the City of Oceanside.

Hotel branding signage would be compatible with structural, architectural, and locational
factors, as well as conform to regulations in Oceanside’s Sign Ordinance. Proposed
signage specifications would be approved by the City of Oceanside.

Conformance/
Non-conformance
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
The proposed
project would be
consistent with this
guideline.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

5.1-14, Building
Mounted Signs

5.1-14, Building
Mounted Signs

5.1-14, Building
Mounted Signs

5.1-14,
Temporary Signs

Policy Text
mounted sign area permitted by the
local governing authority.
Building mounted business or building
identification signs should not extend
above the top of a parapet wall, a roof
line or eaves and should not protrude
from the wall more than 18 inches.
In the case of 4 or fewer businesses
occupying the same project site, each
occupant may have one single-faced
wall sign not exceeding 30 square feet
and in the case of 5 or more
occupants, each may have a singlefaced wall sign not exceeding 25
square feet.
Building mounted business or building
identification signs may be illuminated
by internal illumination or backlighting
provided that the color and intensity of
such lighting appears as an integral
part of the overall architectural and site
design concept.
Only one temporary development sign
plus one financing sign should be
permitted per development parcel. No
additional individual signs should be
permitted.
Temporary development signs should be
of a uniform size, area, height, color and
design, and should, at a minimum, identify
the development area, including its logo
and colors, and the business or company
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Consistency Analysis

Conformance/
Non-conformance

All proposed signage would not extend above the roof line, and would not extend more
than 18 inches from the wall. Proposed signage specifications would be approved by the
City of Oceanside.

The proposed
project would be
consistent with this
guideline.

Hotel branding signage would be compatible with structural, architectural, and locational
factors, as well as conform to regulations in Oceanside’s Sign Ordinance. Proposed
signage specifications would be approved by the City of Oceanside.

The proposed
project would be
consistent with this
guideline.

All signage that is internally illuminated would conform to city lighting regulations and
appear as an integral part of the overall architecture of the project. Proposed signage
specifications would be approved by the City of Oceanside.

The proposed
project would be
consistent with this
guideline.

Proposed temporary signage would be approved by the City of Oceanside.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

5.1-14, Billboards

5.1-15,
Development
Standards
Implementation

Policy Text
developing the parcel. All temporary signs
should be removed prior to occupancy.
As a general note, billboards are
extremely intrusive to the visual
experience from SR-78. There are few
billboards currently within the corridor,
however this may change the longer this
issue is not addressed. Billboards should
not be permitted within the “viewshed” of
the SR-78. This is a provision that all
municipalities should incorporate into
their local zoning ordinances.
If not currently in place, a plan review
process should be initiated to ensure
that the implementation of the
guidelines is possible. The items to be
included in a project design submittal
package are listed below.
 Preliminary site plan illustrating:
 building setbacks; building heights;
site coverage and F.A.R.; parking
location; loading areas; refuse
enclosures; ground mounted
mechanical equipment; and view
analysis.
 Schematic building elevations (1/8”
scale min.–front, rear, and exposed
sides with color and material callouts).
 Roof treatments and methods for
screening roof mounted equipment
where applicable.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

Conformance/
Non-conformance

The project would not include any billboards.

The proposed
project would be
consistent with this
guideline.

The proposed project would undergo the standard planning review processes of the City
of Oceanside.

The proposed
project would be
consistent with this
guideline.
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Table 4.1-1
City of Oceanside Land Use Policy Consistency Evaluation
Policy Number

Policy Text
 Typical schematic freeway
elevations (1/16” scale min.).
 Typical wall treatments.
 Conceptual Landscape Plan.
 Comprehensive sign plan. This
should include exterior signage,
graphic description for size, shape,
design, materials, colors, lettering,
lighting, and installation methods.
Include accurate locations
proposed for all signage.
 Color and materials sample board.
 Conceptual grading plan with crosssections.
 Cost estimates, references, as
required.
 Site development, parking, and
building accessibility should
conform to the Americans with
Disabilities Act (ADA) for handicap
accessibility requirements.
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Consistency Analysis

Conformance/
Non-conformance
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

2-G.1

2-G.8

2-G.9

2-G.10

Consistency Analysis
City of Carlsbad General Plan
Land Use and Community Design
Maintain a land use program with amount, design and The proposed project would result in impacts to riparian and
arrangement of varied uses that serve to protect and
upland communities along Buena Vista Creek, including
enhance the character and image of the city as
0.05 acres of mulefat scrub (temporary), 0.06 acres of
expressed in the Carlsbad Community Vision, and
coastal sage scrub (permanent), 0.14 acres of disturbed
balance development with preservation and
coastal sage scrub (temporary), and 0.02 acres of
enhancement of open space.
freshwater marsh (temporary) within the City of Carlsbad.
The project includes habitat for sensitive species of birds
that would be impacted if nesting on the site during
construction. Biological resources would be avoided and
minimized to the extent feasible. With the implementation of
Mitigation Measure (MM) BIO-1 through MM-BIO-23,
impacts to biological resources would be less than
significant (refer to Section 4.3, Biological Resources).
Provide opportunities for continued economic growth
Although the proposed hotel buildings would be located
and vitality that enhance Carlsbad’s position as a
in the City of Oceanside, the project’s adjacency to the
premier regional employment center.
City of Carlsbad would contribute to the local economy
by attracting visitors and tourists to the area.
Accommodate a diversity of business establishments
Although the proposed hotel buildings would be located
in appropriately-scaled settings, including large-scaled in the City of Oceanside, the project’s adjacency to the
industrial and research and development
City of Carlsbad would contribute to the local economy
establishments proximate to the McClellan-Palomar
by attracting visitors and tourists to the area.
Airport, regionally-scaled shopping centers, and
neighborhood-serving commercial centers with
smaller-sized stores, restaurants and offices to meet
shopping, recreation, and service needs of residents
and visitors.
Promote continued growth of visitor-oriented land
Although the proposed hotel buildings would be located
uses, and provide enhanced opportunities for new
in the City of Oceanside, the project’s adjacency to the
hotels and visitor-services in desirable locations.
City of Carlsbad would contribute to the local economy
by attracting visitors and tourists to the area.
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Policy Text

Consistent

The proposed project would
be consistent with this goal.

The proposed project would
be consistent with this goal.

The proposed project would
be consistent with this goal.

The proposed project would
be consistent with this goal.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number
2-P.1

Policy Text
Maintain consistency between the General Plan and
Title 21 of the Carlsbad Municipal Code (Zoning
Ordinance and map).

2-P.22

Sites designated for “general commercial” use should
be limited to locations where such uses are
appropriate and desirable, provided the development
is designed to be architecturally unified and does not
result in “strip commercial” development.
Ensure that commercial development is designed to
include:
a. Integrated landscaping, parking, signs, and site
and building design
b. Common ingress and egress, safe and convenient
access and internal circulation, adequate off-street
parking and loading facilities. Each commercial
site should be easily accessible by pedestrians,
bicyclists, and automobiles to nearby residential
development.
c. Architecture that emphasizes establishing
community identity while presenting tasteful,
dignified and visually appealing designs
compatible with their surroundings.
d. A variety of courtyards and pedestrian ways,
bicycle facilities, landscaped parking lots, and the
use of harmonious architecture in the construction
of buildings.

2-P.25

The Inns at Buena Vista Creek EIR
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Consistency Analysis
A General Plan Amendment (GPA 14-05) to the City of
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.
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.
A General Plan Amendment and zone change would be
required within the City of Carlsbad to change the portion
of the project site with the City of Carlsbad from
commercial uses to open space corresponding with the
proposed wetland buffer zone. All commercial
development would be located within the City of
Oceanside and would be consistent with City of
Oceanside development requirements for commercial
land uses for landscaping, parking, sign, building design,
and circulation. A portion of the on-site pedestrian trail,
as well as off-site pedestrian connections, would be
located within the City of Carlsbad.

Consistent
The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number
2-P.40

Policy Text
Establish development standards that will preserve
natural features and characteristics, especially those
within coastal, hillside and natural habitat areas.

2-P.44

Encourage clustering of development to preserve
natural terrain and maximize open space areas
around developments.

2-P.45

Evaluate each discretionary application for development
of property with regard to the following specific criteria:
a. Site design and layout of the proposed buildings in
terms of size, height and location, to foster harmony
with landscape and adjacent development.
b. Site design and landscaping to provide buffers and
screening where appropriate, conserve water, and
reduce erosion and runoff.
c. Building design that enhances neighborhood quality,
and incorporates considerations of visual quality from
key vantage points, such as major transportation
corridors and intersections, and scenic vistas.
d. Site and/or building design features that will reduce
greenhouse gas emissions over the life of the project,
as outlined in the Climate Action Plan.
e. Provision of public and/or private usable open space
and/or pathways designated in the Open Space,
Conservation, and Recreation Element.
Contributions to and extensions of existing systems
of streets, foot or bicycle paths, trails, and the
greenbelts provided for in the Mobility, and Open
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Consistency Analysis
As discussed previously, the proposed project would
result in impacts to riparian and upland communities
along Buena Vista Creek that would be mitigated with
implementation of MM-BIO-1 through MM-BIO-23 (refer
to Section 4.3).
The project would concentrate development of the 12.5acre site within 5.6 acres, with the majority of the
development located in the northern portion of the site in
the City of Oceanside along SR-78. The remaining 6.9
acres of the site would remain as open space consisting
of landscaped areas (1.51 acres), riparian buffer (3.08
acres), and Buena Vista Creek (2.62 acres).
Approval of the proposed project would require several
discretionary actions by the City of Carlsbad for the
portion of the project site and improvements located
within their jurisdiction. The City of Carlsbad would
review the project for consistency with applicable
Carlsbad plans, policies, ordinances, and regulations,
including the Carlsbad HMP, General Plan, LCP, and
other permits involving drainage within Buena Vista
Creek and improvements within the Westfield Carlsbad
Shopping CenterThe Shoppes at Carlsbad Mall parking
lot. The City of Carlsbad provided input during the
environmental review process of the proposed project.
The pedestrian facilities located within the City of
Carlsbad would be designed with adequate safety and
would connect pedestrians to nearby transit.

Consistent
The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

3-G.2

3-P.5

Policy Text
Space, Conservation, and Recreation elements of
the General Plan.
f. Compliance with the performance standards of the
Growth Management Plan.
g. Development proposals which are designed to
provide safe, easy pedestrian and bicycle linkages to
nearby transportation corridors.
h. Provision of housing affordable to lower and/or
moderate income households.
i. Policies and programs outlined in Local Coastal
Program where applicable.
j. Consistency with applicable provisions of the Airport
Land Use Compatibility Plan for McClellan-Palomar
Airport

Consistency Analysis

Mobility
The project would include a pedestrian trail along the
Improve connectivity for residents, visitors and
southern project boundary with Buena Vista Creek and
businesses.
would complete a section of sidewalk along Jefferson
Street that would enhance alternative travel modes and
safety on and near the project site. As part of hotel
operations, free electric shuttle services would be
provided to local visitor attractions in the Cities of
Oceanside and Carlsbad. In addition, the project site is
located near the North County Plaza Transit Center.
Require developers to construct or pay their fair share As discussed in Section 4.2, Transportation and Traffic,
and the in project-specific Traffic Impact Report prepared
toward improvements for all travel modes consistent
by RBF Consulting and included in Appendix B, traffic
with this Mobility Element, the Growth Management
generated by the proposed project would not cause the
Plan, and specific impacts associated with their
level of service (LOS) along nearby roadway segments
development.
or at nearby intersections to be below acceptable levels
(LOS E or worse). The proposed project would not
generate traffic along Carlsbad roadways that would
render the existing circulation infrastructure inadequate.
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Consistent

The proposed project would
be consistent with this goal.

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

3-P.6

4-G.1

4-G.3

Policy Text

Consistency Analysis
The project would be improving sidewalks along
Jefferson Street and Ring Road concurrently with
construction of the proposed hotel development.
As discussed in Section 4.2, Transportation and Traffic,
and the in project-specific Traffic Impact Report prepared
by RBF Consulting and included in Appendix B, traffic
generated by the proposed project would not cause the
LOS along nearby roadway segments or at nearby
intersections to be below acceptable levels (LOS E or
worse).

Require future development projects, which are
determined during site-specific environmental review to
have a significant impact on freeway facilities (I-5 and
SR-78), to implement a freeway traffic mitigation program
approved by the city that will avoid, reduce or offset the
increase in freeway traffic directly attributable to the
proposed project. The mitigation program may include,
but is not limited to, payment of a fair share fee to
Caltrans for necessary improvements to affected freeway
facilities or to NCTD or such other transit agency for
improvement of public transit on affected freeways, or
such other activities as will avoid, reduce or offset the
project’s significant impacts on freeway facilities.
Open Space, Conservation, and Recreation
Develop a balanced and integrated open space
The project would concentrate development of the 12.5-acre
system reflecting a variety of considerations—
site within 5.6 acres, with the majority of the development
resource conservation, production of resources,
located in the northern portion of the site in the City of
recreation, and aesthetic and community identity—and Oceanside along State Route 78 (SR-78). The remaining
ensuring synergies between various open space
6.9 acres of the site would remain as open space consisting
components and compatibility with land use planning.
of landscaped areas (1.51 acres), riparian buffer (50-foot
biological and 50-foot planning) (3.08 acres), and Buena
Vista Creek (2.62 acres). The project would mitigate for
temporary impacts to sensitive habitats within the open
space areas with on-site restoration where possible. The
project would include a pedestrian trail within the area
between the development and the open space.
Protect environmentally sensitive lands, wildlife
As discussed above, the proposed project would result in
habitats, and rare, threatened or endangered plant
impacts to riparian and upland communities along Buena
and animal communities.
Vista Creek that would be mitigated with implementation
of MM-BIO-1 through MM-BIO-23 (refer to Section 4.3).
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Consistent

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this goal.

The proposed project would
be consistent with this goal.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number
4-G.5

Policy Text
Maintain a diversified, comprehensive system of open
space for outdoor recreation, including, but not limited
to: parks; beaches; areas for organized sports;
connecting corridors containing trails; water recreation
areas (beaches, lagoons, lakes); unique conservation
areas for nature study; and, semi-developed areas for
camping.

4-G.14

Promote the protection of Carlsbad’s creeks, lagoons,
ocean and other natural water bodies from pollution.
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Consistency Analysis
Buena Vista Creek is an area within the City of Carlsbad
that provides visual and open space resources to
Carlsbad residents. The project would avoid and protect
this resource to the extent possible and would provide a
pedestrian trail along the creek. With the preservation of
open space and the trail along Buena Vista Creek, the
project would protect and enhance this resource for the
enjoyment of Carlsbad residents.
The project site has been carefully designed using Low
Impact Development Practices to cluster the development of
buildings on the north side of Buena Vista Creek. This
design maximizes the open space buffer between the
natural habitat along the creek and the proposed
development. See Section 4.10, Hydrology and Water
Quality, of this EIR. The Stormwater Quality Management
Plan (Hunsaker 2013), included as Appendix R of this EIR,
identified permanent source control BMPs, low impact
development (LID) measures, and treatment control BMPs
to be implemented during short-term construction activities
and long-term operation of the proposed project.
Additionally, the project would prepare a SWPPP prior to
grading to help implement the BMPs to reduce or eliminate
stormwater discharges during construction. With
implementation of the SWPPP, BMPs, LID measures, and
MM-HYD-1 through MM-HYD-3 included in Section 4.10,
Hydrology and Water Quality, of this EIR, the release of
stormwater pollutants from the project site would be
controlled and water resources within the City of Carlsbad
would be protected.

Consistent
The proposed project would
be consistent with this goal.

The proposed project would
be consistent with this goal.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number
4-P.2

Policy Text
Designate for preservation as open space those areas
that provide unique visual amenities within the urban
form, such as agriculture, hillsides, ridges, valleys,
canyons, beaches, lagoons, creeks, lakes and other
unique resources that provide visual and physical
relief to the cityscape by creating natural contrasts to
the built-up, manmade scene.

4-P.9

Maintain and implement the city’s Habitat
Management Plan (HMP), including the requirement
that all development projects comply with the HMP
and related documents. Require assessments of
biological resources prior to approval of any
development on sites with sensitive habitat.
Continue participation in regional planning efforts to
protect habitat and environmentally sensitive species.

4-P.12

4-P.15

Maintain functional wildlife corridors and habitat
linkage in order to contribute to regional biodiversity
and the viability of rare, unique or sensitive biological
resources throughout the city.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
Buena Vista Creek is an area within the City of Carlsbad that
provides visual and open space resources to Carlsbad
residents. The project would avoid and protect this resource
to the extent possible and would provide a pedestrian trail
along the creek. With the preservation of open space and
the trail along Buena Vista Creek, the project would protect
and enhance this resource for the enjoyment of Carlsbad
residents.
Refer to the project’s consistency analysis with the
Carlsbad HMP below.

Consistent
The proposed project would
be consistent with this policy.

As discussed above, the proposed project would result in
impacts to riparian and upland communities along Buena
Vista Creek that would be mitigated with implementation
of MM-BIO-1 through MM-BIO-23 (refer to Section 4.3).
According to Figure 3-8, Priority Areas in the Regional
Stepping Stone Corridor, of the City of Oceanside Subarea
Plan, the project site is not identified as occurring within a
wildlife corridor area. However, wildlife movement along the
Buena Vista Creek riparian corridor may be permitted
toward the open space east of South El Camino Real. Also,
the segment of the creek within the study area could be
used by both terrestrial wildlife and avifauna to access the
shoreline to the west by passing through the Buena Vista
Lagoon. Restoration within the buffer would occur as a result
of the project (refer to Section 4.3). Implementation of MMBIO-23 would reduce the impact of potential bird strikes to a
less than significant level through use of materials, project
design, lighting changes, educational programs, and
adaptive management designed to prevent bird strikes.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number
4-P.16

4-P.18

4-P.19

Policy Text
Coordinate the implementation and planning of the
city’s Habitat Management Plan with the North County
Multi-Species Habitat Conservation Plan.
Require that, at the time of any discretionary approval,
any land identified as open space for its habitat or scenic
value shall have an appropriate easement and/or land
use and zoning designation placed on it for resource
protection.
Require a city permit for any grading, grubbing, or
clearing of vegetation in undeveloped areas, with
appropriate penalties for violations.

4-P.32

Where appropriate, designate as open space those
areas that preserve historic, cultural, archeological,
paleontological and educational resources.

4-P.33

Seek to preserve the environmental integrity, ecology,
and character of special resource areas.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
Refer to the project’s consistency analysis with the
Carlsbad HMP below.

Consistent
The proposed project would
be consistent with this policy.

As discussed above, the proposed project would result in
impacts to riparian and upland communities along Buena
Vista Creek that would be mitigated with implementation
of MM-BIO-1 through MM-BIO-23 (refer to Section 4.3).

The proposed project would
be consistent with this policy.

The project would acquire all necessary permits from the
City of Carlsbad prior to the start of construction.
Specifically, 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 (FEMA) and the City of Carlsbad’s Special Flood
Hazard Area.
The project site is undeveloped land and has no known
historical significance. However, due to the known
presence of archaeological and paleontological sites in
the project area, the site could contain archaeological
and/or paleontological resources. With the
implementation of mitigation measures included in
Section 4.6, Cultural Resources, impacts would be less
than significant.
As discussed above, the proposed project would result in
impacts to riparian and upland communities along Buena
Vista Creek that would be mitigated with implementation
of MM-BIO-1 through MM-BIO-23 (refer to Section 4.3).
Buena Vista Creek is an area within the City of Carlsbad
that provides visual and open space resources to
Carlsbad residents. The project would avoid and protect
this resource to the extent possible and would provide a

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

Policy Text

4-P.34

Promote expansion of recreational and educational
use opportunities in areas of significant ecological
value, such as lagoons, where discretionary use of the
resource allows. Consider partnering with private
foundations for the conservation of such lands and the
development of educational programming.
• Combine historically significant sites with
recreational learning opportunities, where possible.

4-P.36

Assure that, where feasible, developments near or
adjacent to bodies of water provide open space that
has public access to and views of the water.

4-P.56

Ensure that construction and grading projects
minimize short-term impacts to air quality.
a. Require grading projects to provide a storm
water pollution prevention plan (SWPPP) in
compliance with city requirements, which
include standards for best management
practices that control pollutants from dust
generated by construction activities and those
related to vehicle and equipment cleaning,
fueling and maintenance;

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
pedestrian trail along the creek. With the preservation of
open space and the trail along Buena Vista Creek, the
project would protect and enhance this resource for the
enjoyment of Carlsbad residents.
The proposed banquet pavilion near Hotel Building 1
would incorporate a Native American theme by providing
artwork and artifacts relating to the San Luis Rey Band of
Mission Indians. Buena Vista Creek is an area within the
City of Carlsbad that provides visual and open space
resources to Carlsbad residents. The project would avoid
and protect this resource to the extent possible and
would provide a pedestrian trail along the creek. With the
preservation of open space and the trail along Buena
Vista Creek, the project would protect and enhance this
resource for the enjoyment of Carlsbad residents.
Buena Vista Creek is an area within the City of Carlsbad that
provides visual and open space resources to Carlsbad
residents. The project would avoid and protect this resource
to the extent possible and would provide a pedestrian trail
along the creek. With the preservation of open space and
the trail along Buena Vista Creek, the project would protect
and enhance this resource for the enjoyment of Carlsbad
residents.
The project would comply with all City of Carlsbad
requirements during construction of project components
within the city limits (the proposed hotel operations on
the site would not occur within Carlsbad). The project
would comply with all City of Carlsbad requirements
during construction of project components within the city
limits. Refer to Section 4.4, Air Quality. Additionally, the
project would prepare a SWPPP prior to grading to help
implement the BMPs to reduce or eliminate stormwater
discharges during construction.

Consistent

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

4-P.58

4-P.59

4-P.64

Policy Text
b. Require grading projects to undertake measures
to minimize mono-nitrogen oxides (NOx)
emissions from vehicle and equipment
operations; and
c. Monitor all construction to ensure that proper
steps are implemented.
Require developments to incorporate structural and
non-structural best management practices (BMPs) to
mitigate or reduce the projected increases in pollutant
loads. Do not allow post-development runoff from a
site that would cause or contribute to an exceedance
of receiving water quality objectives or has not been
reduced to the maximum extent practicable.

Implement water pollution prevention methods to the
maximum extent practicable, supplemented by
pollutant source controls and treatment. Use small
collection strategies located at, or as close as possible
to, the source (i.e., the point where water initially
meets the ground or source of potential pollution) to
minimize the transport of urban runoff and pollutants
offsite and into a municipal separate storm sewer
system (MS4).
Preserve, where possible, natural watercourses or
provide naturalized drainage channels within the city.
Where feasible, implement restoration and
rehabilitation opportunities

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

Consistent

The Stormwater Quality Management Plan (Hunsaker
2013), included as Appendix R of this EIR, identified
permanent source control BMPs, LID measures, and
treatment control BMPs to be implemented during shortterm construction activities and long-term operation of
the proposed project. Additionally, the project would
prepare a SWPPP prior to grading to help implement the
BMPs to reduce or eliminate stormwater discharges
during construction. With implementation of the SWPPP,
BMPs, LID measures, and MM-HYD-1 through MM-HYD3 included in Section 4.10, Hydrology and Water Quality,
of this EIR, the release of stormwater pollutants from the
project site would be controlled and water resources
within the City of Carlsbad would be protected.
As discussed above, implementation of the SWPPP,
BMPs, LID measures, and MM-HYD-1 through MM-HYD3 included in Section 4.10, Hydrology and Water Quality,
of this EIR, the release of stormwater pollutants from the
project site would be controlled and water resources
within the City of Carlsbad would be protected.

The proposed project would
be consistent with this policy.

The project would avoid direct impacts to Buena Vista
Creek to the maximum extent possible. Indirect impacts
would be minimized through implementation of the
SWPPP, BMPs, LID measures, and MM-HYD-1 through

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

Policy Text

4-P.65

Coordinate the needs of storm water pollution
management with the overlapping (and sometimes
competing) habitat management, flood management,
capital improvement projects, development, aesthetic,
and other open space needs.

5-G.1

Protect public health and welfare by eliminating
existing noise problems where feasible, maintaining
an acceptable indoor and outdoor acoustic
environment, and preventing significant degradation of
the acoustic environment.

5-G.2

Ensure that new development is compatible with the
noise environment, by continuing to use potential
noise exposure as a criterion in land use planning.
Foster healthy and productive work environments that
do not cause hearing damage or other adverse noise
related health impacts to workers in Carlsbad.
Required Noise Analysis. Require a noise analysis be
conducted for all discretionary development proposals
(except for developments of single family homes with
four units or fewer) located where projected noise
exposure would be other than “normally acceptable”.
A required noise analysis should:

5-G.5

5-P.2

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
MM-HYD-3 included in Section 4.10, Hydrology and
Water Quality of this EIR. Refer also to MM-BIO-11 in
Section 4.3, which requires protective fencing and
appropriate BMPs to protect environmentally sensitive
lands near the project site.
The project site has been carefully designed using LID
practices to cluster the development of buildings on the
north side of Buena Vista Creek. This design maximizes
the open space buffer between the natural habitat along
the creek and the proposed development. See Section
4.10, Hydrology and Water Quality, of this EIR.
Noise
The proposed project, once operational, would include
three hotels, which are not anticipated to generate
excessive noise. Noise generated by construction
activities would be temporary, and since there are no
noise sensitive land uses near the project site in
Carlsbad, construction related noise would not result in
excessive, objectionable or harmful noise. Refer to
Section 4.8, Noise for more information.
See response Noise 5-G.1.

Consistent

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this goal.

The proposed project would
be consistent with this goal.

See response Noise 5-G.1.

The proposed project would
be consistent with this goal.

An Acoustical Assessment Report was prepared for the
proposed project by Dudek. The report measured the
existing ambient noise and modeled the future noise
levels against both the City of Oceanside and City of
Carlsbad acceptable noise levels as appropriate. As all
buildings would be located within the City of Oceanside,

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

5-P.3

Policy Text
a. Be prepared by a certified noise consultant or
acoustical engineer;
b. Be funded by the applicant;
c. Include a representative, on-site day and night
sound level measurement;
d. Include a delineation of current (measured) and
projected (General Plan or 10 years in future,
whichever horizon extends further out) noise
contours;
e. Identify noise levels with and without the
proposed project, ranging from 55 to 75 dBA
(Ldn) within the proposed development site; and
f. If noise levels exceed the standards in Table 51 of the Carlsbad General Plan, include a
description of adequate and appropriate noise
abatement measures to mitigate the noise to
allowable levels for the proposed use.
Noise-Attenuation: For all projects that require
discretionary review and have noise exposure levels
that exceed the standards in Table 5-1 of the Carlsbad
General Plan, require site planning and architecture to
incorporate noise-attenuating features. With
mitigation, development should meet the allowable
outdoor and indoor noise exposure standards in Table
5-2 of the Carlsbad General Plan. When a building’s
openings to the exterior are required to be closed to
meet the interior noise standard, then mechanical
ventilation shall be provided.

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
the project would comply with the Oceanside General
Plan noise requirements that state that 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. The
construction noise level would comply with the City of
Oceanside’s 85 dBA noise criterion, but would exceed
the City of Oceanside’s Subarea Plan construction noise
levels for the least Bell’s vireo, Ridgway’s rail, and City of
Carlsbad HMP guidelines for construction noise of 60
dBA equivalent sound level (Leq) within riparian/wetland
habitat and buffer. Additionally, MM-NOI-1, MM-NOI-2,
and MM-NOI-3 would ensure that interior noise levels are
minimized to a less than significant level.

Consistent

Potential noise effects in Buena Vista Creek resulting
from project-related exterior recreational uses (hotel
guests, outdoor dining, sports court use) were also
estimated. Due to site limitations, the proposed pool
areas have been reduced in size to below hotel
standards for outdoor decks and pools. the hourly noise
levels within the Buena Vista Creek area from hotel
guests are estimated to range from 38 dBA Leq at 200
feet to 52 dBA Leq at 50 feet. Because the project would
result in a decrease in traffic noise levels, and because
noise from hotel guests at exterior use areas would be
lower than the residual predicted background noise (i.e.,
the freeway traffic noise with the project), the noise
impacts at Buena Vista Creek would not occur.

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number
5-P.5

5-P.6

6-G.1

Policy Text
Consistency Analysis
Noise Generation: As part of development project
See response Noise 5-P.2 and 5-P.3.
approval, require that noise generated by a project
does not exceed standards established in Table 5-3 of
the Carlsbad General Plan.
Berms and Sound Walls: Discourage the use of berms
No berms or sound walls are proposed within the City of
and sound walls for noise mitigation; rather, encourage
Carlsbad.
the use of project design techniques such as increasing
the distance between the noise source and the noise
sensitive receiver and use non-noise sensitive structures
(e.g., a garage) to shield noise sensitive areas. If a berm
or wall is determined necessary to mitigate noise,
discourage exclusive use of walls in excess of six feet in
height and encourage use of natural barriers such as site
topography or constructed earthen berms. When walls
are determined to be the only feasible solution to noise
mitigation, then the walls shall be designed to limit
aesthetic impacts. When walls over six feet in height are
necessary to mitigate noise, a berm/wall combination with
heavy landscaping, a terraced wall heavily landscaped,
or other similar innovative wall design technique shall be
used to minimize visual impacts.
Public Safety
Minimize injury, loss of life, and damage to property
The project would comply with all applicable fire codes.
resulting from fire, flood, hazardous material release,
The project has been designed to comply with applicable
or seismic disasters.
drainage standards as described in the project-specific
Stormwater Quality Management Plan, included as
Appendix R (Hunsaker 2013).The project would comply
with all applicable California Building Codes. Several
geotechnical investigations have been prepared for the
project site, including the Geotechnical Investigation
prepared by Geotechnical Professionals Inc. in 2014, the
Feasibility-Level Geotechnical Evaluation that was
prepared by Geotechnical Professionals in 2010, the

The Inns at Buena Vista Creek EIR
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Consistent
The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this goal.
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City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

Policy Text

6-P.2

Continue to implement and pursue flood control
programs that reduce flood hazards, such as the city’s
Grading Ordinance and the Floodplain Management
Regulations.

6-P.3

Cooperate and coordinate with federal, state and local
jurisdictions, and agencies involved in the mitigation of
flood hazards from dam inundation, tsunamis, sea
level rise, and major flood events.
Require all proposed drainage facilities to comply with
the city’s Standard Design Criteria to ensure they are
properly sized to handle 100-year flood conditions.
Comply with all requirements of the California
Department of Water Resources’ Division of Safety of
Dams to ensure adequate flood control.
Comply with Federal Emergency Management
Agency (FEMA) requirements to identify flood hazard
areas and control development within these areas in
order for residents to qualify for federal flood

6-P.4

6-P.7

6-P.8

The Inns at Buena Vista Creek EIR
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Consistency Analysis
Geotechnical Engineering Investigation for the project site
prepared by Krazan and Associates in 2004, and the
Geotechnical Engineering Recommendation North County
Plaza – Phase II prepared by Robert Prater Associates
in1992 (see Appendices M, N, O, and P, respectively, to
this EIR).
The portion of the site that extents into Buena Vista
Creek is within the FEMA-designated flood hazard area
“AE,” which is considered a “high risk” area under FEMA
and subject to inundation by a 100-year storm event. The
project does not propose to build any structures within or
immediately adjacent to the flood hazard area within
Carlsbad other than a storm drain outlet, bio-retention
basins, and a trail/maintenance and fire access route.
The bioretention basins, drain outlet, and
trail/maintenance route would be adjacent to the creek in
Carlsbad, and would be able to be safety inundated
during a flood event.
See response Public Safety 6-P.2.

Consistent

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.

See response Public Safety 6-P.2.

The proposed project would
be consistent with this policy.

See response Public Safety 6-P.2.

The proposed project would
be consistent with this policy.

See response Public Safety 6-P.2.

The proposed project would
be consistent with this policy.
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City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

6-P.9

6-P.10

6-P.11

Policy Text
insurance. Cooperate with FEMA on shoreline
flooding hazards and other mapping efforts.
Allow for consideration of seismic and geologic
hazards at the earliest possible point in the
development process, preferably before
comprehensive engineering work has commenced.

Maintain geotechnical report guidelines identifying
specific requirements for various levels of
geotechnical evaluation, including reconnaissance
studies, preliminary geotechnical investigation reports,
and as-graded geotechnical reports.
Use information in Figure 6-4 of the Carlsbad General
Plan as a generalized guideline for planning purposes
and in determining the type and extent of geotechnical
report to be required for a proposed development

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis

Consistent

The project would comply with all applicable California
Building Codes. Several geotechnical investigations have
been prepared for the project site, including the
Geotechnical Investigation prepared by Geotechnical
Professionals Inc. in 2014, the Feasibility-Level
Geotechnical Evaluation that was prepared by
Geotechnical Professionals in 2010, the Geotechnical
Engineering Investigation for the project site prepared by
Krazan and Associates in 2004, and the Geotechnical
Engineering Recommendation North County Plaza –
Phase II prepared by Robert Prater Associates in1992
(see Appendices M, N, O, and P, respectively, to this
EIR).The project applicant would conduct a design-level
geotechnical investigation that would specifically document
the geologic conditions on the site in relation to the
proposed buildings, as well as appropriate engineering
design and construction measures to meet CBC
standards. The City of Carlsbad staff would have the
opportunity to review project specifications and geologic
studies prior to issuing grading permits for the portions of
the project that occur within the city. For more information
see Section 4.9, Geology and Soils.
See response Public Safety 6-P.9.

The proposed project would
be consistent with this policy.

See response Public Safety 6-P.9.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.
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City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

6-P.12

6-P.13

6-P.14

6-P.16

Policy Text
project. When a geotechnical report is required,
require submission of the report and demonstration
that a project conforms to all mitigation measures
recommended in the report prior to city approval of the
proposed development.
Require a geotechnical investigation and report of all
sites proposed for development in areas where
geologic conditions or soil types are susceptible to
liquefaction. Also require demonstration that a project
conforms to all mitigation measures recommended in
the geotechnical report prior to city approval of the
proposed development (as required by state law).
Prohibit location of critical structures directly across
known earthquake faults unless a geotechnical and/or
seismic investigation is performed to show that the
earthquake fault is neither active nor potentially active.
Require applicants to conduct detailed geologic and
seismic investigations at sites where the construction
of critical structures (high-occupancy structures and
those that must remain in operation during
emergencies) and structures over four stories are
under consideration.
Require qualified geotechnical engineering
professionals to review grading plans and inspect
areas of excavation during and after grading, to
evaluate slope stability and other geotechnical
conditions that may affect site development and public
safety. In areas of known or suspected landslides
and/or adverse geologic conditions, the following
determinations should be made: extent of landslide,
depth-to-slide plane, soil types and strengths,
presence of clay seams and ground water conditions.

The Inns at Buena Vista Creek EIR
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Consistency Analysis

Consistent

See response Public Safety 6-P.9.

The proposed project would
be consistent with this policy.

See response Public Safety 6-P.9.

The proposed project would
be consistent with this policy.

See response Public Safety 6-P.9.

The proposed project would
be consistent with this policy.

See response Public Safety 6-P.9.

The proposed project would
be consistent with this policy.
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City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number
6-P.20

Policy Text
Limit hazards associated with the manufacture, use,
transfer, storage and disposal of hazardous materials
and hazardous wastes through enforcement of
applicable local, county, state and federal regulations.

6-P.21

Coordinate with the County of San Diego and use the
San Diego County Multi-Jurisdictional Hazard
Mitigation Plan as a guide for implementing actions to
reduce hazardous waste impacts.

6-P.22

Regulate locations for the manufacture, storage, and
use of hazardous materials within the city through
implementation of Carlsbad Municipal Code Title 21
(Zoning Ordinance).

The Inns at Buena Vista Creek EIR
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Consistency Analysis
All hazardous materials used during the construction
phase would follow the guidelines outlined in the projectspecific SWPPP, including the standard BMPs to ensure
that all hazardous materials are stored and managed
properly and that no hazards occur during the
construction phase of the project. In addition, as outlined
in Section 4.10, Hydrology and Water Quality, mitigation
measure MM-HYD-3 would be implemented during the
construction period, ensuring proper storage, use, and
disposal of all hazardous materials on site. MM-HYD-3
also outlines the protection of all storm drain inlets
downstream of the construction site to eliminate entry of
hazardous substances off site. Additionally, any transport
of hazardous fuels would occur in accordance with
standards set forth by local, state, and federal health and
safety requirements
Once project construction is complete, the transport, use,
or disposal of hazardous materials during the operational
phase of the project would be limited to commercial
cleaning products, landscaping chemicals and fertilizers,
and other substances associated with commercial uses
that are required to comply with all federal, state, and
local laws regulating the management and use of
hazardous materials.
Once project construction is complete, the transport, use,
or disposal of hazardous materials during the operational
phase of the project would be limited to commercial
cleaning products, landscaping chemicals and fertilizers,
and other substances associated with commercial uses
that are required to comply with all federal, state, and
local laws regulating the management and use of
hazardous materials.

Consistent
The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.
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City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number
6-P.23

Policy Text
Regulate development on sites with known
contamination of soil and groundwater to ensure that
construction workers, future occupants, and the
environment as a whole, are adequately protected
from hazards associated with contamination, and
encourage cleanup of such sites.

6-P.25

Maintain regulations that require proper storage and
disposal of hazardous materials to reduce the
likelihood of leakage, explosions, or fire, and to
properly contain potential spills from leaving the site.
Maintain adequate Police and Fire Department staff to
provide adequate and timely response to all
emergencies.

6-P.28

The Inns at Buena Vista Creek EIR
June 2020

Consistency Analysis
A Phase I Environmental Site Assessment (Phase I ESA)
of the project site prepared by Dudek, which is included
as Appendix T of this EIR. As part of the Phase I ESA, a
database search report was obtained from EDR that
documents various federal, state, and local regulatory
database searches regarding properties with known or
suspected releases of hazardous materials, chemical
handlers, and/or polluters. The findings of the Phase I
ESA were that the project site is not located on a list of
hazardous material sites compiled pursuant to California
Government Code, Section 65962.5. One upstream site,
Bubble Bath Car Wash, may potentially affect the project
site. Groundwater results presented in the Department of
Environmental Health summary show a maximum
concentration of 85 micrograms per liter (μg/L) of methyltert butyl ether (MTBE). The summary stated that the
MTBE concentrations were expected to be below the
maximum contaminant level within 7 years. However,
based on the groundwater flow direction (toward the
project site) and elevated concentrations of MTBE,
impacts would be potentially significant. Mitigation in the
form of a site mitigation plan (MM-HAZ-1) would reduce
potentially significant impacts to a level below
significance.
The project would comply with all federal, state, and local
laws regulating the management and use of hazardous
materials.

Consistent
The proposed project would
be consistent with this policy.

The project is located adjacent to a built-out area of
Carlsbad that is served by two existing fire stations within
1.5 miles of the project site. There are no plans to add
another fire station to this built out area of the city. Refer
to Section 4.12, Public Services and Facilities. The

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

Policy Text

6-P.29

Ensure Fire Department facilities and service are
provided consistent with the minimum performance
standards of the city’s Growth Management Plan.

6-P.32

Consider site constraints in terms of hazards and
current levels of emergency service delivery
capabilities when making land use decisions. In areas
where population or building densities may be
inappropriate to the hazards present, take measures
to mitigate the risk of life and property loss.
Enforce the Uniform Building and Fire codes, adopted
by the city, to provide fire protection standards for all
existing and proposed structures.

6-P.34

7-G.5

7-P.4

Consistency Analysis
Oceanside Police Department would provide police
protection services to the proposed project.
The project is located adjacent to a built-out area of
Carlsbad that is served by two existing fire stations within
1.5 miles of the project site. There are no plans to add
another fire station to this built out area of the city. Refer
to Section 4.12, Public Services and Facilities.
The Oceanside Fire Department reviewed and provided
comments on the development applications. The current
site plan has been approved by the Fire Department as
meeting the applicable fire requirements.

The Oceanside Fire Department reviewed and provided
comments on the development applications. The current
site plan has been approved by the Fire Department as
meeting the applicable fire requirements.
Arts, Culture, History, and Education
Enhance cultural and generational diversity and social The proposed banquet pavilion near Hotel Building 1
connections through opportunities for volunteerism
would incorporate a Native American theme by providing
and civic engagement; more public gathering places,
artwork and artifacts relating to the San Luis Rey Band of
family-friendly activities, and public art; and more
Mission Indians.
events that connect residents to one another and keep
them active in the community.
Promote community education of historic resources,
See response Arts, Cultural, History, and Education 7integration and celebration of such resources as part
G.5.
of community events:
a. Enhance the community’s recognition that
objects of historic importance increase both
fiscal and community value.
b. Promote the use of historic resources for the
education, pleasure and welfare of the people of
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Consistent

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this goal.

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

7-P.6

7-P.7

7-P.8

7-P.9

Policy Text
the city. Cooperate with historic societies,
schools, libraries, parks and community
members to stimulate public interest in historic
preservation.
Ensure compliance with the City of Carlsbad Cultural
Resource Guidelines to avoid or substantially reduce
impacts to historic structures listed or eligible to be
listed in the National Register of Historic Places or the
California Register of Historical Resources.

Implement the City of Carlsbad Cultural Resources
Guidelines to avoid or substantially reduce impacts to
archaeological and paleontological resources.
During construction of specific development projects,
require monitoring of grading, ground-disturbing, and
other major earth-moving activities in previously
undisturbed areas or in areas with known
archaeological or paleontological resources by a
qualified professional, as well as a tribal monitor
during activities in areas with cultural resources of
interest to local Native American tribes. Both the
qualified professional and tribal monitor shall observe
grading, ground-disturbing, and other earth-moving
activities.
Ensure that treatment of any cultural resources
discovered during site grading complies with the City
of Carlsbad Cultural Resource Guidelines.
Determination of the significance of the cultural
resource(s) and development and implementation of
any data recovery program shall be conducted in
consultation with interested Native American tribes. All
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Consistency Analysis

Consistent

The project site is undeveloped land and has no known
historical significance. However, due to the known
presence of archaeological and paleontological sites in
the project area, the site could contain archaeological
and/or paleontological resources. With the
implementation of mitigation measures included in
Section 4.6, Cultural Resources, impacts would be less
than significant.
See response Arts, Cultural, History, and Education 7P.6.

The proposed project would
be consistent with this policy.

See response Arts, Cultural, History, and Education 7P.6.

The proposed project would
be consistent with this policy.

See response Arts, Cultural, History, and Education 7P.6.

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

7-P.10

8-G.1

8-G.2

8-P.3

Policy Text
Consistency Analysis
Native American human remains and associated
grave goods shall be returned to their most likely
descendent and repatriated. The final disposition of
artifacts not directly associated with Native American
graves shall be negotiated during consultation with
interested tribes; if the artifact is not accepted by
Native American tribes, it shall be offered to an institution staffed by qualified professionals, as may be
determined by the City Planner. Artifacts include
material recovered from all phases of work, including
the initial survey, testing, indexing, data recovery, and
monitoring.
Require consultation with the appropriate
See response Arts, Cultural, History, and Education 7organizations and individuals (e.g., Information
P.6.
Centers of the California Historical Resources
Information Systems [CHRIS], the Native American
Heritage Commission [NAHC], and Native American
groups and individuals) to minimize potential impacts
to cultural resources that may occur as a result of a
proposed project.
Economy, Business Diversity, and Tourism
In partnership with business and community groups,
Although the proposed hotel buildings are located in the
proactively engage in the city’s economic
City of Oceanside, the project’s adjacency to the City of
development.
Carlsbad would contribute to the local economy by
attracting visitors and tourists to the area.
Facilitate retention, expansion, attraction and
See response Economy, Business Diversity, and
incubation of businesses that meet the city’s economic Tourism 8-G.1.
development objectives.
Lead and promote business outreach and
See response Economy, Business Diversity, and
collaborative initiatives among business leaders and
Tourism 8-G.1.
economic stakeholders. Such outreach and
collaboration shall include partnering with local
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Consistent

The proposed project would
be consistent with this policy.

The proposed project would
be consistent with this goal.

The proposed project would
be consistent with this goal.
The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

9-G.1

HMP Overall Goal

Policy Text
businesses and economic development and
employment organizations to identify strategies for
local business retention and expansion, talent
attraction and regional branding.

Consistency Analysis

Sustainability
Through implementation of the policies and programs
The project site currently consists of a vacant lot that has
in the General Plan, maintain a long-term balance
been disturbed from previous activities such as disposal
among the three dimensions of sustainability—
of dredge material from Buena Vista Lagoon, adjacent
environmental, economic, and social—to ensure a
development, and several easements that transverse the
vibrant, healthy, and prosperous community.
site. The proposed hotel development project would
physically enhance the site by restoring the upland
habitat of the channel slopes and provide native
landscaping throughout the entire project site. While the
proposed hotel buildings are located in the City of
Oceanside, the project’s adjacency to the City of
Carlsbad would contribute to the local economy by
attracting visitors and tourists to the area.
City of Carlsbad Habitat Management Plan for Natural Communities
The overall goal of the HMP is to contribute to regional The proposed project site is not within the Carlsbad
biodiversity and the viability of rare, unique or
HMP’s existing or proposed open space preserve
sensitive biological resources throughout the City of
hardline area. However, the project is located within and
Carlsbad and the larger region while allowing public
adjacent to Buena Vista Creek. Per the HMP, the creek
and private development to occur consistent with the
is an extremely narrow strip of riparian habitat that may
Carlsbad General Plan and Growth Management
function as a wildlife movement corridor between Cores
Plan.
1 and 2 for some birds and mammals, including coyotes,
but is not considered a linkage under the HMP. The
proposed project site includes 6.9 acres of open space
that would include landscaped areas (1.51 acres),
riparian buffer (50-foot biological and 50-foot planning)
(3.08 acres), and Buena Vista Creek (2.62 acres). All
landscaping and revegetation of the site would use
native, drought-tolerant plants. The proposed project
would avoid direct permanent impacts to Buena Vista
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Consistent

The proposed project would
be consistent with this goal.

The proposed project would
be consistent with this goal.
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City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

Local Facilities
Management Zone 1
Biological Resource
Issues

Policy Text

Zone 1, which is almost entirely developed, contains
scattered fragments of natural vegetation, including
major and critical stands of riparian, as well as some
scattered patches of coastal sage scrub, non-native
grassland, maritime succulent scrub, saltmarsh, and
freshwater marsh. Some coastal sage scrub areas
support California gnatcatchers. Much of the remaining
vegetation is on slopes adjoining Buena Vista and Agua
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Consistency Analysis
Creek, with the exception of 0.02 acres of permanent
impact to mulefat scrub within Carlsbad associated with
the drainage outfall improvements. Direct and indirect
impacts to the biological resources would be mitigated
with the implementation of MM-BIO-1 through MM-BIO23. Refer to Section 4.3, Biological Resources.
Additionally, indirect impacts to the creek would be
minimized through implementation of the SWPPP, the
Stormwater Quality Management Plan’s BMPs and LID
measures, and MM-HYD-1 through MM-HYD-3 included
in Section 4.10, Hydrology and Water Quality, of this
EIR. With implementation of the BMPs, the project would
collect and treat all stormwater runoff from the proposed
development prior to entering the creek, and the lagoon,
and would prevent the project from having indirect
impacts on the sensitive habitats in the nearby Core 1.
The open space along the creek would provide additional
habitat for sensitive species under the HMP in
conjunction with adjacent larger habitat preserves (Cores
1 and 2) under the HMP. The HMP includes goals and
standards that apply to properties outside of the hardline
preserve areas that are assigned through local facilities
management zones. The project site is located within
Local Facilities Management Zone 1. The standards for
Zone 1 follow below.
See consistency analysis for HMP Overall Goal.

Consistent

The proposed project would
be consistent with this policy.
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Table 4.1-2
City of Carlsbad Land Use Policy Consistency Evaluation
Goal/Policy Number

Local Facilities
Management Zone 1
HMP Conservation
Goals

Species Specific
Measures: A) Least
Bell’s vireo

Policy Text
Hedionda lagoons, thus contributing to the biological
value of the lagoon watersheds. Buena Vista and Agua
Hedionda lagoons support major or critical populations
of southwestern pond turtle, white-faced ibis, western
snowy plover, and California least tern. The lagoons
also provide foraging habitat for the American peregrine
falcon and California brown pelican.
Conserve the majority of sensitive habitats in or
contiguous with biological core areas, including no net
loss of wetland habitat, and preserve, coastal sage
scrub and maritime succulent scrub adjacent to the
lagoons. Retain and manage natural habitats adjacent
to lagoons to buffer wetland resources from adverse
effects and provide upland nesting habitat for pond
turtles and other HMP species.
The HMP includes specific requirements for the Least
Bell’s Vireo.
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Consistency Analysis

Consistent

See consistency analysis for HMP Overall Goal.

The proposed project would
be consistent with these
goals.

The project site is located adjacent to riparian and
wetland habitat within Buena Vista Creek that is
considered occupied by least Bell’s vireo and is located
within the coastal zone. Section 6.A(f) of the HMP states
that no new development shall be allowed within the 100foot buffer from least Bell’s vireo occupied habitat and
that the area shall be managed for natural biological
values as part of the preserve system. However, the
Carlsbad HMP and LCP include provisions for the event
that natural habitats do not currently cover the buffer
area. These provisions allow for native habitats
appropriate to the location and soils be restored as a
condition of project approval. The project would require
approval from the City of Carlsbad, the wildlife agencies
(CDFW and USFWS), and the CCC for an alternative
buffer configuration as required by the habitat
conservation plans. Refer to Section 4.3, Biological
Resources.

Written concurrence from
USFWS, CCC, and CDFW
would provide project
consistency with this
measure.
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Coastal Act Chapter Three Policy Consistency Summary Table
Coastal Act Chapter Three Policy Area
Water Quality and Wetlands
Coastal Act Section 30230. Marine resources shall be maintained, enhanced, and
where feasible, restored. Special protection shall be given to areas and species of
special biological or economic significance. Uses of the marine environment shall be
carried out in a manner that will sustain the biological productivity of coastal waters
and that will maintain healthy populations of all species of marine organisms adequate
for long-term commercial, recreation, scientific, and educational purposes.
Coastal Act Section 30231.The biological productivity and the quality of coastal
waters, streams, wetlands, estuaries, and lakes appropriate to maintain optimum
populations of marine organisms and for the protection of human health shall be
maintained and, where feasible, restored through, among other means, minimizing
adverse effects of waste water discharges and entrainment, controlling runoff,
preventing depletion of ground water supplies and substantial interference with
surface water flow, encouraging waste water reclamation, maintaining natural
vegetation buffer areas that protect riparian habitats, and minimizing alteration of
natural streams.
Coastal Act Section 30233 (in relevant part).
(a) The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and
lakes shall be permitted in accordance with other applicable provisions of this division,
where there is no feasible less environmentally damaging alternative, and where
feasible mitigation measures have been provided to minimize adverse environmental
effects, and shall be limited to the following: (1) New or expanded port, energy, and
coastal-dependent industrial facilities, including commercial fishing facilities. (2)
Maintaining existing, or restoring previously dredged, depths in existing navigational
channels, turning basins, vessel berthing and mooring areas, and boat launching
ramps. (3) In open coastal waters, other than wetlands, including streams, estuaries,
and lakes, new or expanded boating facilities and the placement of structural pilings
for public recreational piers that provide public access and recreational opportunities.
(4) Incidental public service purposes, including, but not limited to, burying cables and
pipes or inspection of piers and maintenance of existing intake and outfall lines. (5)
Mineral extraction, including sand for beaches, except in environmentally sensitive
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Consistency Summary
Coastal Act Section 30231 requires the biological productivity of wetlands to be
protected and Section 30233 limits development in wetlands to permitted uses where
there is no feasible less environmentally damaging alternative, and where feasible
mitigation measures have been provided to minimize adverse environmental effects.
Wetland delineations for the project were conducted in accordance with Coastal Act
Section 30121 and Title 14 of the California Code of Regulations as described in
Section 4.3. The proposed project does not include permanent fill of wetlands.
Temporary impacts to wetlands in the coastal zone are limited to 0.11 acres of
disturbance associated with equipment maneuvering during construction of the
proposed drainage outlet improvements within the Buena Vista Creek channel. The
0.11 acre area of temporary impacts to wetlands in the coastal zone includes 0.04acres of freshwater marsh, 0.01-acres of open water, 0.06-acres of mulefat scrub.
These temporary impacts will result from the necessary replacement of an existing
deteriorated outlet structure and will be fully restored within 1 year of the disturbance.
Alternatives were evaluated to minimize the footprint of the outlet structure
replacement, such as rehabilitating the existing structure, or replacing the structure in
kind. However, the chosen alternative includes a replacement outlet structure with a
smaller footprint than the existing structure. Therefore, because there will be no
permanent wetland fill, and there are no feasible less environmentally damaging
alternatives for the temporary drainage outlet construction, the project is consistent
with Coastal Act Section 30233.
Additionally, the proposed project also includes a 100 ft. wetland buffer from the hotel
development (building footprints). However, 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 buffer area. The
buffer would also include 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), lighting, and support
structures for the pool area separated from the buffer by a planted masonry wall. (See
Ch. 3 Figures)
Alternatives to providinge the maximum wetland buffer feasible have been evaluated,
including multiple siting and design reconfigurations and access and fire road designs.
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Coastal Act Chapter Three Policy Consistency Summary Table
Coastal Act Chapter Three Policy Area
areas. (6) Restoration purposes. (7) Nature study, aquaculture, or similar resource
dependent activities....
Coastal Act Section 30121 defines the term “wetland” as: [L]ands within the coastal
zone which may be covered periodically or permanently with shallow water and
include saltwater marshes, freshwater marshes, open or closed brackish water
marshes, swamps, mudflats, and fens.
In addition, Section 13577 of Title 14 of the California Code of Regulations provides:
Wetland shall be defined as land where the water table is at, near, or above the land
surface long enough to promote the formation of hydric soils or to support the growth
of hydrophytes, and shall also include those types of wetlands where vegetation is
lacking and soil is poorly developed or absent as a result of frequent and drastic
fluctuations of surface water levels, wave action, water flow, turbidity or high
concentrations of salts or other substances in the substrate. Such wetlands can be
recognized by the presence of surface water or saturated substrate at some time
during each year and their location within, or adjacent to, vegetated wetlands or deepwater habitats.

Consistency Summary
However, given the site constraints and location of the wetland resources, no feasible
alternatives would avoid wetland buffer impacts. Mitigation measures have been
provided to minimize adverse environmental effects within and near the buffer. These
measures include native habitat restoration, locating the fire access road as far as
possible from edge of the Buena Vista Creek channel using permeable grass-crete,
and shielded lighting directed downward. The development intrusions would also 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. Proposed mitigation
measures for project impacts to jurisdictional resources are provided by MM-BIO-3
and MM-BIO-4.
Regarding water quality, Coastal Act Section 30230 requires marine resources to be
maintained, enhanced, and restored where feasible and requires the biological
productivity of coastal waters to be sustained. Coastal Act Section 30231 requires that
coastal waters are protected and runoff minimized. New development has the
potential to adversely impact coastal water quality and aquatic resources because
changes such as the removal of native vegetation, the increase in impervious
surfaces, and the introduction of new uses cause increases in runoff, erosion, and
sedimentation, reductions in groundwater recharge, and the introduction of pollutants.
In order to minimize the potential for such adverse impacts to water quality and
aquatic resources resulting from runoff both during construction and in the postdevelopment conditions, the proposed project includes a pervious grasscrete (0.65
acre) fire access road that avoids and minimizes surface runoff from proposed
hardscape areas into the wetland buffer and Buena Vista Creek. The proposed
project also includes a stormwater pollution prevention plan that will be implemented
during construction to reduce stormwater runoff to receiving waters during
construction activities. Best management practices, integrated management
practices, and low impact development (LID) practices as delineated in the
stormwater management plan (Appendix S) are proposed to reduce or eliminate
stormwater runoff during project operation. Such practices shall include, but not are
not limited to, self-treating drainage management areas, bioretention facilities, flow-
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Consistency Summary
through planters, infiltration integrated management practices, proprietary vault/tree
wells, and a proprietary inlet filter.
Drainage of the proposed development would essentially maintain the same flow
patterns as the existing condition on site. Due to proposed replacement of the existing
double 48-inch pipe and 42-inch pipe drainage systems with a reinforced concrete
box and reinforced concrete pipes and proposed biofiltration detention facilities for
stormwater flow attenuation, discharges to Buena Vista Creek at the same locations
as currently utilized would result in the same or decreased flow rates from existing
conditions. Implementation of low impact development (LID) measures would further
reduce water quality impacts resulting from on-site stormwater runoff generation and
erosion potential. Therefore, the project ensures the protection of wetlands and water
quality in conformance with Coastal Act policies 30230, 30231, and 30233.

Public Access
Coastal Act Section 30210. In carrying out the requirement of Section 4 of Article X
of the California Constitution, maximum access, which shall be conspicuously posted,
and recreational opportunities shall be provided for all the people consistent with
public safety needs and the need to protect public rights, rights of private property
owners, and natural resource areas from overuse.
Coastal Act Section 30211. Development shall not interfere with the public's right of
access to the sea where acquired through use or legislative authorization, including,
but not limited to, the use of dry sand and rocky coastal beaches to the first line of
terrestrial vegetation.
Coastal Act Section 30212. (a) Public access from the nearest public roadway to the
shoreline and along the coast shall be provided in new development projects except
where: (1) it is inconsistent with public safety, military security needs, or the protection
of fragile coastal resources, (2) adequate access exists nearby, or, (3) agriculture
would be adversely affected. Dedicated accessway shall not be required to be opened
to public use until a public agency or private association agrees to accept
responsibility for maintenance and liability of the accessway. …
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Coastal Act Sections 30210, 30211, and 30212 require the provision of maximum
public access opportunities, with limited exceptions. Coastal Act Section 30210
requires, in applicable part, that maximum public access and recreational
opportunities be provided when consistent with public safety, private property rights,
and natural resource protection. Section 30211 requires, in applicable part, that
development not interfere with the public’s right of access to the sea where acquired
through use (i.e., potential prescriptive rights or rights of implied dedication). Section
30212 requires, in applicable part, that public access from the nearest public roadway
to the shoreline and along the coast be provided in new development projects, except
in certain instances, such as when adequate access exists nearby or when the
provision of public access would be inconsistent with public safety. Section 30213
requires lower cost visitor and recreational facilities to be protected, encouraged, and
where feasible, provided.
The proposed project includes the addition of vital visitor-serving uses, including
overnight accommodations, within the coastal zone. Some of the main objectives for
the proposed project include providing a hotel establishment that supports 426 hotel
rooms, providing lower-cost visitor and recreational facilities, and creating a
pedestrian-friendly design that integrates Buena Vista Creek as a primary
feature/identity. The proposed development includes three separate hotel buildings
with different room rates (Hotel Buildings 1 and 2 are within the coastal zone). The
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Coastal Act Chapter Three Policy Area
Coastal Act Section 30213. Lower cost visitor and recreational facilities shall be
protected, encouraged, and, where feasible, provided. Developments providing public
recreational opportunities are preferred. …
Coastal Act Section 30214. (a) The public access policies of this article shall be
implemented in a manner that takes into account the need to regulate the time, place,
and manner of public access depending on the facts and circumstances in each case
including, but not limited to, the following: (1) Topographic and geologic site
characteristics. (2) The capacity of the site to sustain use and at what level of
intensity. (3) The appropriateness of limiting public access to the right to pass and
repass depending on such factors as the fragility of the natural resources in the area
and the proximity of the access area to adjacent residential uses. (4) The need to
provide for the management of access areas so as to protect the privacy of adjacent
property owners and to protect the aesthetic values of the area by providing for the
collection of litter. (b) It is the intent of the Legislature that the public access policies of
this article be carried out in a reasonable manner that considers the equities and that
balances the rights of the individual property owner with the public's constitutional right
of access pursuant to Section 4 of Article X of the California Constitution. …
Coastal Act Section 30220. Protection of certain water-oriented activities Coastal
areas suited for water-oriented recreational activities that cannot readily be provided at
inland water areas shall be protected for such uses.
Coastal Act Section 30221. Oceanfront land suitable for recreational use shall be
protected for recreational use and development unless present and foreseeable future
demand for public or commercial recreational activities that could be accommodated
on the property is already adequately provided for in the area.

Consistency Summary
project will provide lower cost room availability in conformance with Coastal Act
policies, to be further evaluated during the coastal development permit process.
A pedestrian circulation plan has been created to encourage pedestrian movement
throughout the project site, and to/from the existing commercial uses and public
transportation uses to the south. As part of the proposed project, a public use trail
would be developed north of Buena Vista Creek, south of the hotel development. The
proposed public trail and off-site sidewalk improvements would provide a connected
and more complete pedestrian network in the area. Furthermore, the portion of the
trail near Hotel Building 3 would allow for a continuous trail system for an anticipated
community trail that would travel east to west, called the Waterfalls to Waves trail.
As part of the proposed project operations, 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
Tthe Westfield Carlsbad Shopping CenterShoppes at Carlsbad Mall Parking Lot, free
public transportation would be an option for hotel visitors and employees, with multiple
trips to these designations throughout the day. Bicycle and pedestrian improvements
would also be made in and around the project site to enhance bicycle and pedestrian
usage and connectivity. Additionally, signage, lighting, and other improvements would
be made to ensure user safety on and around the site. Therefore, the proposed hotel
project will provide and maximize public access and recreational opportunities for
visitors to the coast in conformance with Coastal Act policies cited herein.

Coastal Act Section 30223. Upland areas Upland areas necessary to support coastal
recreational uses shall be reserved for such uses, where feasible.
Coastal Act Section 30224. Increased recreational boating use of coastal waters
shall be encouraged, in accordance with this division, by developing dry storage
areas, increasing public launching facilities, providing additional berthing space in
existing harbors, limiting non-water dependent land uses that congest access
corridors and preclude boating support facilities, providing harbors of refuge, and by
The Inns at Buena Vista Creek EIR
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providing for new boating facilities in natural harbors, new protected water areas, and
in areas dredged from dry land.

Consistency Summary

Coastal Act Section 30252. The location and amount of new development should
maintain and enhance public access to the coast by (1) facilitating the provision or
extension of transit service, (2) providing commercial facilities within or adjoining
residential development or in other areas that will minimize the use of coastal access
roads, (3) providing nonautomobile circulation within the development, (4) providing
adequate parking facilities or providing substitute means of serving the development
with public transportation, (5) assuring the potential for public transit for high intensity
uses such as high-rise office buildings, and by (6) assuring that the recreational needs
of new residents will not overload nearby coastal recreation areas by correlating the
amount of development with local park acquisition and development plans with the
provision of onsite recreational facilities to serve the new development.
Visual Resources and Community Character
Coastal Act Section 30251. The scenic and visual qualities of coastal areas shall be
considered and protected as a resource of public importance. Permitted development
shall be sited and designed to protect views to and along the ocean and scenic
coastal areas, to minimize the alteration of natural land forms, to be visually
compatible with the character of surrounding areas, and, where feasible, to restore
and enhance visual quality in visually degraded areas. New development in highly
scenic areas such as those designated in the California Coastline Preservation and
Recreation Plan prepared by the Department of Parks and Recreation and by local
government shall be subordinate to the character of its setting.
Coastal Act Section 30253(e): New development shall where appropriate, protect
special communities and neighborhoods which, because of their unique
characteristics, are popular visitor destination points for recreational uses.
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Sections 30251 and 30253 of the Coastal Act require, in part, consideration and
protection of scenic and visual qualities of coastal areas, require new development to
be sited and designed to protect views to and along the ocean and scenic coastal
areas, and require compatibility with community character.
The 12.5-acre project site would be developed with approximately 5.6 acres of
building area and other hardscape. The remaining 6.9 acres of the project site would
be open space or otherwise pervious land covers consisting of landscaping, a riparian
buffer, and wetlands along Buena Vista Creek. 1.51 of the 6.9 open space acres
would be landscaping, including the setbacks proposed along the surface parking
areas and along the SR-78 frontage at the northern project boundary.
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

6556
4.1-147

4.1 – LAND USE AND PLANNING

Table 4.1-3
Coastal Act Chapter Three Policy Consistency Summary Table
Coastal Act Chapter Three Policy Area

Consistency Summary
paving/pervious surfaces. Development within the coastal zone portion of Carlsbad
mainly consists of an all-weather 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 Building 1 would be located on the western portion of the project site and would
consist of a six-story, 75-foot-tall, approximately 167,160-square-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.
The proposed structures will be visible from public viewing areas. However, the
proposed project has been sited and designed to minimize adverse visual impacts
and be compatible with the surrounding area. As discussed in Section 4.7, Aesthetics,
the project site would complement and enhance the existing site and surroundings
and the upright form, patchy texture, and dull- to bright-green colors of proposed
landscape trees would be consistent with the form, texture, and color of existing
vegetation east of the project site. Proposed landscaping would soften and ease the
transition from natural, vegetated areas to developed areas. The project’s landscape
plan draws from California coastal and island (such as Catalina Island) landscaping.
The project’s plant palette also includes Goodding’s black willow, island oak, coast
live oak, Catalina ironwood, wild lilac (Ceanothus sp.), Del Mar manzanita
(Arctostaphylos glandulosa ssp. crassifolia), flannelbush (Fremontodendron sp.), and
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fragrant sage (Salvia clevelandii). The proposed landscape would reinforce a coastal
theme while also providing partial screening to the hardscape area and structures.
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. The color scheme of the buildings consists of earth tones.
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. Each structure would utilize a variation of the proposed earth toned color
palette with different colors utilized for different portions of each individual building in
order to provide visual interest. Individual buildings would place colors consistently
among the different portions of the buildings’ exterior in order to achieve a
harmonious, yet diverse visual environment. For example, all recessed walls would be
painted gray while protruding walls would be painted a sand color across one building,
while another building would utilize the same colors in a different manner across the
exterior walls.
Due to the screening effect of proposed landscape vegetation, the scale of proposed
buildings, and the use of earth-tone finishing colors (i.e., hues of tan, off-white, gray,
crimson and prune), the form of the proposed development would not be overly bold.
Rather, the bulk and scale of proposed buildings would not dominate the project site
or the landscape and would be consistent with the nearby commercial development.
The bridge would include design elements such as light poles with lanterns and
banners, a project identity sign, marquee pedestals with large lanterns (for signage at
the bridge, refer to Figure 3-2e), and benches on the western side. All night lighting
would be of low-intensity and shielded to minimize light spillage. (MM-BIO-21)
Overall, the introduction of multi-story hotel buildings and vegetation on a previously
undeveloped site would be visibly noticeable. However, the proposed project would
be compatible with the character of the surrounding commercial development and
contribute to visual cohesiveness of the existing buildings within the Westfield
Carlsbad, North County Plaza, and El Camino North shopping centers that are the
dominant land uses surrounding the project site. Therefore, is consistent with
Sections 30251 and 30253 of the Coastal Act.
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Environmentally Sensitive Habitat Area (ESHA)
Coastal Act Section 30240.(a) Environmentally sensitive habitat areas shall be
protected against any significant disruption of habitat values, and only uses dependent
on those resources shall be allowed within those areas. (b) Development in areas
adjacent to environmentally sensitive habitat areas and parks and recreation areas
shall be sited and designed to prevent impacts which would significantly degrade
those areas, and shall be compatible with the continuance of those habitat and
recreation areas.
Coastal Act Section 30107.5. “Environmentally sensitive area” means any area in
which plant or animal life or their habitats are either rare or especially valuable
because of their special nature or role in an ecosystem and which could be easily
disturbed or degraded by human activities and developments

Consistency Summary
Section 30240(a) of the Coastal Act requires that environmentally sensitive habitat
areas (ESHA) be protected against any significant disruption of habitat values and
allows only resource-dependent uses. Section 30240(b) requires that development in
areas adjacent to ESHA shall be sited and designed to prevent impacts which would
significantly degrade the EHSA, and that development shall be compatible with the
continuance of the adjacent ESHA.
The project site consists of a disturbed vacant lot. Due to deposited dredge spoils
from Buena Vista Lagoon and other previous development activities that have
occurred on the project site, on-site vegetation is minimal and has been subject to a
wide range of disturbance over time. Section 4.3 provides a discussion of biological
resources located on and adjacent to the project site.
The proposed project would result in direct impacts to special status vegetation
communities and land cover types, such as coastal sage scrub, freshwater marsh,
mulefat scrub, summarized in Table 4.3-3a, Direct Impacts to Vegetation
Communities and Land Covers On Site, and 4.3-3b, Direct Impacts to Vegetation
Communities and Land Covers Off Site, and depicted on Figure 4.3-4 (On-Site
Vegetation Impacts) and Figure 4.3-5 (Off-Site Vegetation Impacts). Implementation
of the proposed project would result in direct permanent impacts to 0.06 acres of
Diegan coastal sage scrub in the City of Carlsbad and 0.90 acres in the City of
Oceanside. Temporary impacts will occur to 0.55 acres of Diegan coastal sage scrub
(including disturbed forms) within the City of Carlsbad and 0.88 acres within the City
of Oceanside. The project would also result in an approximately 0.07 acres of off-site
permanent impacts to Diegan coastal sage scrub from construction of the proposed
ingress/egress to/from Jefferson Street.
Four special-status wildlife species were observed within the project area during at
least one of the focused surveys conducted in 2010, 2012, 2015, and 2016: the
federally and state-listed least Bell’s vireo and light-footed Ridgway’s rail and the
CDFW species of special concern yellow warbler and Clark’s marsh wren. One whitetailed kite was observed foraging over the site but was not observed nesting and was
observed only once. Willow flycatchers have been observed prior to the breeding
season but were never observed breeding and thus were concluded to be migrants. In
addition, the property supports arroyo willow and other shrubs in and adjacent to the
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development footprint that could provide potential nesting and foraging habitat for a
variety of songbirds and raptors in the area. Although no active or inactive nests were
identified during the 2010, 2012, 2015, and 2016 focused wildlife surveys, there is a
potential for birds to nest in areas supporting existing willows.
The western mastiff bat (Eumops perotis californicus) is known to roost in weep holes
and cracks in manmade structures such as bridges. Based on the results of the
literature review and wildlife surveys, the species is not expected to occur on site due
to a lack of suitable habitat on the project site. However, project design features
include methods to make the proposed span bridge more conducive to bat use as a
roosting and maternity colony site. Potential add-on structures could include add-on
panels, add-on collars, capped-edge drains, wooden-backed signs, and bat houses.
The appropriate add-on structures would 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.
Several project siting and design alternatives were evaluated and no other design or
siting alternative is feasible on the constrained project site that meets the purpose and
objectives of the project without requiring some biological impacts. (See Section 8
Alternatives) The proposed development footprint has been consolidated on the
northern portion of the project site to the maximum extent feasible in an effort to
preserve the biological resources located on site and adjacent to Buena Vista Creek.
A total of 6.9 acres of the 12.5-acre project site would be open space or otherwise
pervious land covers consisting of landscaping, a riparian buffer, and wetlands along
Buena Vista Creek.
The mitigation measures listed in Section 4.3.5 are proposed to mitigate for
unavoidable direct and indirect impacts to biological resources. Mitigation for impacts
to Diegan coastal sage scrub is proposed to occur as described in MM-BIO-1 and
MM-BIO-2. MM-BIO-5 through MM-BIO-8 provide mitigation measures for direct
impacts to special-status wildlife species, including construction restrictions during
nesting season, biological monitoring, and implementing a contractor education
program. MM-BIO-9 through MM-BIO-15 provide mitigation measures for indirect
impacts to vegetation communities and jurisdictional resources, such as requiring
buffers, construction parameters to protection biological resources, BMPs,
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Coastal Hazards
Coastal Act Section 30253 (in part) New development shall: (a) Minimize risks to life
and property in areas of high geologic, flood, and fire hazard. (b) Assure stability and
structural integrity, and neither create nor contribute significantly to erosion, geologic
instability, or destruction of the site or surrounding area or in any way require the
construction of protective devices that would substantially alter natural landforms
along bluffs and cliffs.

Consistency Summary
landscaping requirements, signage, and fencing. MM-BIO-16 through MM-BIO-22
provide mitigation measures for indirect impacts to special-status wildlife species,
such as the requirement for construction-related biological surveys, monitoring and
reporting, protective fencing, wildlife avoidance and protective measures, construction
noise monitoring and reporting requirements, and nighttime lighting restrictions. MMBIO-23 is proposed to reduce potential impacts due to bird strike. Therefore, with
these measures, the project is not expected to significantly degrade any ESHA areas
is compatible with the continuance of these habitat areas in conformance with Coastal
Act Section 30240.
Section 30253 requires that new development minimize risks to life and property and
assure stability and structural integrity, and neither create nor contribute to erosion or
geologic stability.
The disturbed vacant project site and more specifically, the project development
footprint, is relatively flat. The existing elevation of the site ranges from 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. The
project development footprint would primarily be located on the previously filled and
flat portions of the northern area of the project site.
A Geotechnical Inspection was prepared for the proposed project by Geotechnical
Professionals Inc.in 2014. The report documented the recommended construction
methods to provide structural stability for the proposed development on the project
site. Several project design features have been incorporated to ensure adequate
safety, with consideration of the geologic conditions of the project site. The project
proposes to construct auger cast piles to support the foundation, and would require
minimum cut and fill grading of the site. Prior to issuance of any grading permit, the
applicant will verify that the applicable recommendations of the Geotechnical
Investigation Proposed Inns at Bridgecreek, prepared by Geotechnical Professionals
Inc. in January 2014 (see Appendix M, Geotechnical Investigation, of this EIR) have
been incorporated into the project design and construction documents to the
satisfaction of the City Engineer.

The Inns at Buena Vista Creek EIR
June 2020

6556
4.1-152

4.1 – LAND USE AND PLANNING

Table 4.1-3
Coastal Act Chapter Three Policy Consistency Summary Table
Coastal Act Chapter Three Policy Area

Consistency Summary
Additionally, the proposed project site is located within a Federal Emergency
Management Agency (FEMA)-designated flood hazard area AE, which is considered
a high-risk area under FEMA and subject to inundation by a 100-year storm event, as
the project site portions of Buena Vista Creek (located south and southeast). The site
is also located within ”Other Areas,” which is considered an area where flood hazards
are outside the 100-year floodplain or in areas where flood hazards have not been
determined. The proposed project would include project design features incorporated
to minimize flood damage in the event of a storm. Project design features include the
following: habitable spaces within the hotel structures shall construct flood elevations
above the 100-year flood elevation level and that all proposed structures shall meet
California Building Code specifications.
To minimize erosion and ensure stability of the project site, the project also includes
drainage and erosion control measure; all slopes and disturbed areas of the subject
site are proposed to be landscaped, primarily with native plants within the buffer, to
stabilize disturbed soils and reduce erosion resulting from the development.
Therefore, the project is consistent with Coastal Act Section 30253 and the project
would not contribute to slope instability, flooding, or erosion hazards.

Archaeological and Paleontological Resources
Coastal Act Section 30244. Where development would adversely impact
archaeological or paleontological resources as identified by the State Historic
Preservation Officer, reasonable mitigation measures shall be required.

Coastal Act Section 30244 requires mitigation measures where development would
adversely impact archaeological and paleontological resources. An archaeological
survey was performed on the project site by ASM in 2010. According to the report, no
cultural resources were identified on the project site. As discussed in Section 4.6,
Cultural Resources, due to the archaeological sensitivity of the project site, mitigation
measures are proposed to ensure that archaeological and paleontological monitoring
occurs during grading and excavation activities for the proposed project. If cultural or
paleontological resources are found, ground-disturbing activities would temporarily
halt to allow recovery of the find. If the resources must remain in situ proper protection
and signage would be provided.
Additionally, a Paleontological survey report was prepared for the project site by the
San Diego Natural History Museum in 2010. No surface paleontological resources
were identified as occurring on the project site. However, as recommended the
Paleontological Report, the project has incorporated paleontological monitoring
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New Development
Coastal Act Section 30250 states, in applicable part, the following: (a) New
residential, commercial, or industrial development, except as otherwise provided in
this division, shall be located within, contiguous with, or in close proximity to, existing
developed areas able to accommodate it or, where such areas are not able to
accommodate it, in other areas with adequate public services and where it will not
have significant adverse effects, either individually or cumulatively, on coastal
resources. In addition, land divisions, other than leases for agricultural uses, outside
existing developed areas shall be permitted only where 50 percent of the usable
parcels in the area have been developed and the created parcels would be no smaller
than the average size of surrounding parcels.
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activities to reduce potential impacts to known paleontological resources. Therefore,
the project is consistent with Coastal Act Policy 30244.
Section 30250(a) of the Coastal Act states in part that new development shall be
located within or near existing developed areas able to accommodate it or in other
areas with adequate public services and where it will not have significant adverse
effects, either individually or cumulatively, on coastal resources. The intent of this
policy is to channel development more urbanized areas where services are provided
and potential impacts to resources are minimized.
The proposed project will concentrate development in an urbanized area. The project
site is located in an urban setting and is surrounded by existing development and
major transportation corridors. As shown on Figure 2-4, Existing Land Uses,
surrounding land uses include SR-78 and commercial uses (including the Home
Depot Garden Center and various tenants in the Pacific Coast Plaza and El Camino
North center) to the north; Buena Vista Creek and a portion of Tthe Westfield
Carlsbad Shopping CenterShoppes at Carlsbad Mall Parking Lot to the east; Buena
Vista Creek’s southern embankment and commercial uses (North County Plaza and
Tthe Westfield Carlsbad Shopping CenterShoppes at Carlsbad Mall Parking Lot) to
the south; and the Buena Vista Sewer Lift Station, Jefferson Street, and Buena Vista
Lagoon to the west of the site. Residential uses are located to the south and north of
the site beyond the limits of the existing commercial development and transportation
corridors (refer to Figure 2-4, Existing Land Uses). Section 4.12 describes the
adequacy of existing and planned public services, including fire protection, police
protection, schools, parks and recreation, and libraries. Additionally, as described in
the consistency summaries herein, the project will not have significant adverse
effects, either individually or cumulatively, on coastal resources. Therefore, the
proposed project is consistent with Coastal Act Section 30250.
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