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Project Buffer Exhibit, Figure 4: Alternative 2 – 100-Foot Biological Buffer
Alternative Exhibit, Figure 5: Alternative 3 – No Project Alternative Exhibit

The proposed project site is located within the City of Carlsbad's Habitat Management Plan
(HMP) and Local Coastal Program and the City of Oceanside’s Subarea Plan (SAP) and Local
Coastal Plan. These plans require the establishment of a 100-foot riparian buffer, measured
from the top of bank of Buena Vista Creek within the City of Carlsbad and the edge of
riparian vegetation within the City of Oceanside limits. Uses within the riparian buffer are
restricted under these plans. This memorandum provides an analysis of the proposed project
(including certain uses within the riparian buffer), 100-foot biological buffer alternative and no
project alternative to determine the biologically superior alternative.
PROJECT LOCATION
The proposed project is located in northern San Diego County, within the cities of Oceanside and
Carlsbad (Figure 1: Regional Map, Figure 2: Vicinity Map). The project site encompasses
approximately 12.5 acres of vacant land at the southeastern corner of the State Route 78 (SR78)/Jefferson Street intersection and spans across the City of Oceanside’s jurisdictional border
into the City of Carlsbad. The project site is located within the Coastal Zone.
EXISTING SITE CONDITIONS AND USES
The approximately 12.5-acre site is undeveloped and irregular in shape. Buena Vista Creek flows
east to west through the southern portion of the project site. The project site is bordered by SR78 and commercial uses to the north, Buena Vista Creek to the east, Buena Vista Creek’s
southern embankment and commercial uses (North County Shopping Center and the parking lot
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for Plaza Camino Real Shopping Center) to the south, and Jefferson Street and a sewer pump
station to the west.
Two storm drains (42-inch CSP in west portion of the site and dual 48-inch CSP in the east
portion of site) extend from SR-78 to Buena Vista Creek to convey and outlet runoff from the
tributary drainage area north of the project site into Buena Vista Creek. Additionally, the City of
Carlsbad has access and maintenance easements covering approximately 67% of the project site,
for the Buena Vista Creek Channel Maintenance Program. Staff for the City conducting
maintenance in the creek and utility workers maintaining the sewer pump station and associated
utility lines currently drive maintenance vehicles onto the site through an existing access gate
and over the property to the creek.
The project site was previously filled with approximately 85,000 cubic yards of dredge spoils as
part of the 1982 Buena Vista Lagoon dredging project. As a result, the soils are highly saline,
and only 0.61 acre of coastal sage scrub and 0.16 acre of disturbed coastal sage scrub exist
within the project site. The remaining upland vegetation within the site is disturbed, developed,
or ornamental.
Focused surveys for the state- and federally listed endangered least Bell’s vireo (Vireo bellii
pusillus) were conducted by Dudek biologists in 2010 and 2012. Least Bell’s vireo was
documented foraging in the segment of Buena Vista Creek adjacent to the project site during
both the 2010 and 2012 surveys. No nesting least Bell’s vireo was detected during the surveys.
Other special status species observed on-site are limited to the yellow warbler (Dendroica
petechia brewsteri), a state species of special concern.
RIPARIAN BUFFER DESIGN
Both the Carlsbad HMP and Oceanside SAP require the establishment of riparian buffers
between new development and existing waterbodies within the plan areas. Additional buffer
requirements (with the most conservative taking precedence) are included the Carlsbad HMP and
Oceanside SAP for projects that are located within the coastal zone or adjacent to habitat that is
occupied by special status species.
City of Oceanside
Development proposed in or adjacent to riparian habitats (not including the San Luis Rey River),
the riparian area and other wetlands or associated natural habitats shall be designated as biological
open space and incorporated into the Preserve. In addition, a minimum 50-foot biological buffer,
plus a minimum 50-foot planning buffer (total width of both equals 100 feet) shall be established
for upland habitats, beginning at the outer edge of riparian vegetation. The planning buffer serves
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as an area of transition between the biological buffer and specified land uses on adjoining uplands.
In the event that natural habitats do not currently (at the time of proposed action) cover the 50-foot
buffer area, native habitats appropriate to the location and soils shall be restored as a condition of
project approval. In most cases, coastal sage scrub vegetation shall be the preferred habitat to
restore within the biological buffer. Restricted and allowable uses in the buffer (as set forth by the
SAP) are described in Sections 8.2 and 9.2 of this memorandum.
The guidelines provided in Appendix A, Condition F of the Oceanside SAP for projects
adjacent to habitat occupied by least Bell’s vireo states that biological buffers of at least 100
feet shall be maintained adjacent to occupied least Bell’s vireo habitat, measured from the outer
edge of riparian vegetation.
There are additional requirements in the City of Oceanside SAP for buffers in the coastal zone,
which are set forth in Section 5.3.5 (Coastal Zone). Within the Coastal Zone buffers shall be
provided between all preserved habitat areas and development. Minimum buffer widths within
the Coastal Zone shall be provided as follows:


One hundred feet for wetlands (including Buena Vista Lagoon)



Fifty feet for riparian areas



Twenty feet of all other native habitats



Fuel modification zone buffer

Section 5.3.5 of the Oceanside SAP states that for projects in the coastal zone, buffer widths
shall be measured from the edge of preserved habitat nearest the development to the closest point
of development. For wetlands and riparian areas possessing an unvegetated bank or steep slope
(greater than 40% with a 25 foot elevation differential), the buffer shall be measured from the top
of the bank or steep slope rather than the edge of habitat, unless there is at least 50 feet between
the riparian or wetland area and the toe of slope. The segment of Buena Vista Creek adjacent to
the proposed project is vegetated with freshwater marsh, mulefat, and other riparian species of a
sufficient density to provide least Bell’s vireo with foraging habitat. The top of bank does extend
above the riparian canopy in some segments of the creek, which is typical for large creek
systems, but it is not considered an unvegetated creek or bank. Additionally, the north slope of
Buena Vista Creek ranges from 40 to 50%, however, the slope is a maximum of 14 feet in
height. Therefore, the project would not meet the steep slope criteria set forth in Section 5.2.4.
Therefore, the buffer is measured from the edge of riparian vegetation within the City of
Oceanside limits.
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City of Carlsbad
In accordance with Condition 7-11 of the Carlsbad HMP, buffers shall be provided between all
preserved habitat areas and development. Minimum buffer widths shall be provided as follows:
a. 100 feet for wetlands
b. 50 feet for riparian areas
c. 20 feet for all other native habitats (coastal sage scrub, southern maritime chaparral,
maritime succulent scrub, southern mixed chaparral, native grassland, oak woodland).
Buffers of at least 100 feet shall be maintained adjacent to occupied habitat of the following HMPcovered species (HMP Section D-6), unless a lesser buffer is approved by the wildlife agencies:


Least Bell’s vireo (Vireo bellii pusillus)



Southwestern willow flycatcher (Empidonax trailii extimus)



Harbison’s dun skipper (Euphyes vestries harbisonii)

Buffer widths shall be measured from the edge of preserved habitat nearest the development
to the closest point of development. For wetlands and riparian areas possessing an unvegetated
bank or steep slope (greater than 25%), the buffer shall be measured from the top of the bank or
steep slope rather than the edge of habitat, unless there is at least 50 feet between the riparian or
wetland area and the toe of the slope. If the toe of the slope is less than 50 feet from the wetland
or riparian area, the buffer shall be measured from the top of the slope. The north slope of Buena
Vista Creek ranges from 40 to 50%, therefore, it meets the requirements as a steep slope and the
riparian buffer is measured from the top of slope within the City of Carlsbad limits.
Any proposed reductions in buffer widths for a specific site shall require sufficient
information to determine that a buffer of lesser width will protect the identified resources.
Such information shall include, but is not limited to, the size and type of the development
and/or proposed mitigation (such as planting of vegetation or the construct ion of fencing)
that will also achieve the purposes of the buffer. The California Department of Fish and
Game, the U.S. Fish and Wildlife Service, and the Coastal Commission staff shall be
consulted in such buffer determinations.
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No development, grading, or alterations, including clearing of vegetation, shall occur in the
buffer area, except for:
a. Fuel modification Zone 3 to a maximum of 20 feet for upland and non-riparian
habitat. No fuel modification shall take place within 50 feet of riparian areas,
wetlands, or oak woodland.
b. Recreation trails and public pathways within the first 15 feet of the buffer closest to the
development, provided that construction of the trail or pathway and its proposed use is
consistent with the preservation goals for the adjacent habitat, and that appropriate
measures are taken for physical separation from sensitive areas.
Buffer areas that do not contain native habitat shall be landscaped using native plants. Signage and
physical barriers such as walls or fences shall be required to minimize edge effects of development.
ALTERNATIVE 1: PROPOSED PROJECT ALTERNATIVE
Alternative 1 consists of the construction and operation of three hotel buildings (with a total of
426 hotel rooms), a pavilion, a parking structure, and span bridge within the approximately 12.5acre parcel (See Figure 3: Proposed Project Buffer Exhibit). In addition, the project includes the
establishment of a riparian buffer from Buena Vista Creek, which ranges from 69 to 234 feet in
width. The project includes grading, removal of saline soils, application of soil amendments, and
native revegetation (i.e., coastal sage scrub and wetland transitional habitat) within the entire
buffer area. The proposed 3.15-acre riparian buffer would include 2.09-acres of native
restoration with coastal sage scrub species.
Following completion of grading and soil amendments within the riparian buffer, the proposed
uses would be limited to native revegetation of the graded areas, an emergency access road used
for fire emergencies and essential flood control and flood maintenance within Buena Vista Creek,
and the proposed span bridge over Buena Vista Creek. The access road used for maintenance in the
creek would be stabilized with grasscrete block and planted with low-growing native vegetation.
Stormwater runoff generated from the project site will be treated on site via bioretention/
biofiltration facilities, catch basin filter units, and flow-through planters prior to its ultimate
discharge into Buena Vista Creek. Bioretention basins have been minimized in the riparian buffer,
only occurring in the northern portion of the buffer adjacent to the development interface area. The
basins will be planted with native transitional wetland species.
The proposed project includes outdoor walkways, recreation areas, and pool decks adjacent to the
riparian buffer. However, the project noise report (Dudek 2014) indicates that noise levels within
the riparian buffer will actually be reduced with the project. This is due to the construction of the
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three-story parking structure along the northern boundary of the project site, adjacent to SR-78,
which is expected to block traffic noise. Additionally, 3-foot-high clear glazing panels and
vegetated planters are proposed for the top of the 3-foot- to 6-foot-high high structural masonry
walls, adjacent to the buffer, which will muffle any human voices and activity.
The project includes a span bridge over Buena Vista Creek to ensure sufficient circulation and
secondary access. Construction of the bridge would result in temporary impacts to the creek
and some shading beneath the bridge ramp. However, the bridge is being constructed in a
segment of the creek that is subject to resource agency permitted vegetation removal and
management by the City of Carlsbad. Therefore, the shading is not expected to result in
significant change to the vegetation and habitat beneath the bridge.
Lighting will be provided around the hotel buildings, pavilion, parking structure, pedestrian
walkways, pool/spa/lounge area, and the recreational trail. All lights will be shielded
downward and away from the riparian buffer to avoid spillage at night into the conserved area.
Shielded foot lighting will be provided along the recreational trail. The photometric study
conducted for the project indicates that there will be no light spillage into the riparian buffer
from the hotel development (Architects Orange 2014). There will be minor light spillage into
the riparian buffer from the bridge lighting; however, based upon the results of the photometric
study, the lighting for the bridge is being revised from poles to rail mounted lighting, which
will reduce light spillage along the bridge to 0.0 footcandles.
ALTERNATIVE 2: 100-FOOT BIOLOGICAL BUFFER
Because the proposed project is located within the coastal zone and adjacent to habitat occupied
by least Bell’s vireo, a 100-foot biological buffer is required. The Draft City of Oceanside SAP
provides the following provisions regarding uses within wetland buffers:
Foot paths, bikeways, and passive recreational uses may be incorporated into
planning buffers, but buildings, roads, or other intensive uses are prohibited. In the
event that natural habitats do not currently (at the time of proposed action) cover the
50-foot buffer area, native habitats appropriate to the location and soils shall be
restored as a condition of project approval. In most cases, coastal sage scrub
vegetation shall be the preferred habitat to restore within the biological buffer.
The City of Carlsbad Guidelines for Riparian Buffers identifies the uses that are allowed within the
biological buffer (referred to as the Protection Zone in the Guidelines). These uses are listed below:


Approved habitat restoration projects.



Essential stormwater control facilities, such as approved outfall devices with force
dissipaters, and associated access roads.

6

6556
August 2014

Memorandum
Subject: Inns at Buena Vista Creek Project –Alternatives Analysis


Emergency flood control projects or essential flood control facilities. Access to facilities
and for sediment removal to maintain flood capacity of creek or channel.



Essential sewer and water transmission lines and erosion control devices.



Essential utility access or roadway crossings, bridges, and culverts approved by the
CEQA lead agency.



Essential bio-engineered erosion control/grade stabilization devices.



Trails and passive recreation (e.g., hiking, bird watching, etc.) is conditionally allowed
provided that construction of the trail and its proposed use is consistent with the
preservation goals of the adjacent habitat, and that appropriate measures are taken for
physical separation from sensitive areas. Within the Coastal Zone, recreational trails may
be allowed within the first 15 feet of the buffer closest to the development if these
conditions are met (HMP D-117). Although discouraged, other more intense uses, such as
equestrian use or mountain biking may also be conditionally allowed if (a) consistent
with the HMP and Open Space Management Plan (see issue 15, p. 3–23), (b) potential
impacts are fully mitigated, and (c) approved by the City and wildlife agencies.



Temporary water quality monitoring devices or stations.

Therefore under Alternative 2, the proposed project would be constructed with a 100-foot
biological buffer, and uses within the riparian buffer would be restricted to those explicitly
allowed by the City of Oceanside SAP, which is the most restrictive of the two plans. These uses
include native habitat restoration, grading and soil amendment, and the recreational trail (See
Figure 4: Alternative 2 – 100-Foot Biological Buffer Alternative Exhibit). Within the 100-foot
biological buffer, the saline soils would be removed and soil amendments be added. Restoration
of coastal sage scrub habitat within the riparian buffer would be conducted. Access roads are not
permitted under the Oceanside SAP within biological buffers, however, the City of Carlsbad has
an existing maintenance access easement that extends over most of the 100-foot biological
buffer. In order to prevent damage to the restored coastal sage scrub habitat by City maintenance
vehicles, the applicant would coordinate with the City to provide stabilized grasscrete access
roads to the Creek. .If the access roads are not stabilized, the City would continue driving across
the 100-foot biological buffer, using their easement rights, resulting in soil disturbance and
erosion into the creek and trampling of native vegetation. There would be additional lighting in
the hotel development and foot lighting on the recreational trail, but the photometric study
indicates that there is no spillover light into the riparian buffer (Architects Orange 2014).
Bioretention/biofiltration basins within the riparian buffer would not be constructed; therefore,
water quality treatment would require additional proprietary best management practices
(BMPs) such as CDS units, which are not as effective in removing pollutants from stormwater.
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There would be inadequate reduction in stormwater velocity which would result in erosion of
the Buena Vista Creek at the storm drain outlets. Lastly, the span bridge would not be
constructed across Buena Vista Creek, which would result in a significant impact to local and
project traffic circulation and pedestrian access.
In order to accommodate the 100-foot wide biological buffer, the configuration of the hotel
development must be changed. The three hotel buildings would be reduced in size and
reconfigured. The 3 story parking structure would be removed from the project to allow the
maximum size hotel buildings and only surface parking could be provided. The smaller hotel
buildings would only accommodate a total of 260 rooms, which is a reduction of 166 rooms from
the proposed total of 426 rooms. The two pools would remain at the minimum size allowable for
each hotel, but the pool decks, restaurants, pavilion, walkways, and other outdoor public areas
would be removed to accommodate the buffer area, resulting in a significant change to the nature
of the development from a higher end hotel with public amenities that can be enjoyed by the
community, to a more standard hotel used just for overnight guests and no community amenities.
Noise levels within the buffer would be higher than the proposed project since the parking
structure would not be constructed (Dudek 2014).
A market study was conducted for the project in 2012 to determine the type of hotels that would
be most successful in the market and the number of rooms (at an industry standard 77%
occupation rate) that must be achieved to make the project economically feasible (PKF
Consulting, 2012). The study takes into consideration the cost of management, insurance,
property maintenance and other fixed costs, when compared to the revenue expected to be
achieved in the market area and determines the minimum number of rooms that must be built to
maintain those costs at the industry standard rate. Based upon the results of the study, the project
is not financially viable with fewer than 426 rooms. The applicant has revised the project plans
more than 5 times over the past six years, each time reducing the hotel development to provide
the largest riparian buffer possible, until it is at the minimum room number, height, and pool size
allowable to remain financially viable, while meeting City requirements and hotel policy/pool
and recreational space capacity policies. The decrease in developable area to accommodate the
100-foot buffer, and subsequent reduction in number of rooms and amenities would render the
project economically infeasible and make construction loans impossible to obtain.
ALTERNATIVE 3: NO PROJECT ALTERNATIVE
Under Alternative 3, the proposed project would be not be constructed. The project site would
remain in its existing vacant, disturbed state (See Figure 5: Alternative 3 – No Project Alternative
Exhibit). The level of noise in the riparian buffer would remain the same, which is higher than
the proposed condition (Dudek 2014). The saline soils would not be removed, and soil
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amendments would not be added. The saline soils on the site preclude the natural regrowth of
native vegetation; therefore, the vegetation is expected to remain primarily disturbed, developed
and ornamental (9.24 acres) with some scattered patches of coastal sage scrub (0.76-acres). The
City of Carlsbad and other utility agencies would continue driving maintenance vehicles across
the project site to reach the creek, and/or existing sewer facilities, without stabilization or
designated access roads, resulting in soil disturbance and erosion into the creek. There would be
no temporary construction activity within Buena Vista Creek to construct the bridge or
reconstruct the storm drain outlets.
BIOLOGICALLY SUPERIOR ALTERNATIVE
Based upon the analysis provided above, Alternative 1: Proposed Project is considered the
biologically superior alternative for the following reasons:


The existing on-site saline soils would be removed and soil amendments applied to make
the property suitable for native vegetation growth.



A total of 2.09 acres of coastal sage scrub habitat would be established within the 69 to
234 foot biological buffer.



The native revegetation in the biological buffer would benefit least Bell’s vireo in Buena
Vista Creek. The revegetated upland areas would provide foraging habitat for least Bell’s
vireo adjacent to Buena Vista Creek.



The grading and stabilization of a single access road for maintenance in the creek by the
City and other utility agencies will restrict maintenance vehicle use to one road through
the property and prevent erosion and vegetation disturbance.



Stormwater generated on the project site would be treated with less proprietary BMPs
and more low impact development site design techniques and bioretention/biofiltration
areas which mimic natural conditions as well as mitigate runoff velocity prior to
discharge into Buena Vista Creek.



Existing noise levels within the buffer would decrease due to the construction of hotel
buildings and 3-story parking structure, which block existing traffic noise from the SR-78.
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