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1. INTRODUCTION
A Draft Initial Study/Mitigated Negative Declaration (IS/MND) was prepared for the proposed Rio
Rockwell Residential Development Project (Proposed Project) and made available for public
comment for a 30-day public review period from June 29, 2020 through July 29, 2020.
In accordance with the California Environmental Quality Act (CEQA) Guidelines, Section 15074(b)
(14 CCR 15074(b)), before approving the Proposed Project, the City of Oceanside, as the lead
agency under CEQA, will consider the MND with any comments received during this public review
period. Specifically, Section 15074(b) of the CEQA Guidelines (14 CCR 15074(b)) states the
following:
“Prior to approving a project, the decision-making body of the lead agency shall consider the
proposed negative declaration or mitigated negative declaration together with any comments
received during the public review process. The decision-making body shall adopt the proposed
negative declaration or mitigated negative declaration only if it finds on the basis of the whole
record before it (including the initial study and any comments received), that there is no
substantial evidence that the project will have a significant effect on the environment and that
the negative declaration or mitigated negative declaration reflects the lead agency’s independent
judgment and analysis.”
Pursuant to CEQA Guidelines Section 15073.5 – Recirculation of a Negative Declaration Prior to
Adoption…
(a) A lead agency is required to recirculate a negative declaration when the document must be
substantially revised after public notice of its availability has previously been given pursuant to
Section 15072, but prior to its adoption. Notice of recirculation shall comply with Sections 15072
and 15073.
(b) A “substantial revision” of the negative declaration shall mean:
(1) A new, avoidable significant effect is identified and mitigation measures or project
revisions must be added in order to reduce the effect to insignificance, or
(2) The lead agency determines that the proposed mitigation measures or project
revisions will not reduce potential effects to less than significance and new measures or
revisions must be required.
(c) Recirculation is not required under the following circumstances:
(1) Mitigation measures are replaced with equal or more effective measures pursuant to
Section 15074.1.
(2) New project revisions are added in response to written or verbal comments on the
project’s effects identified in the proposed negative declaration which are not new
avoidable significant effects.
(3) Measures or conditions of project approval are added after circulation of the negative
declaration which are not required by CEQA, which do not create new significant
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environmental effects and are not necessary to mitigate an avoidable significant effect.
(4) New information is added to the negative declaration which merely clarifies, amplifies,
or makes insignificant modifications to the negative declaration.
Responses to the comments and revisions to the Draft IS/MND contained herein do not meet any
of the circumstances in 15073.5(b), therefore, recirculation of the Draft IS/MND would not be
required.
2. RESPONSES TO COMMENTS
Substantive written comments received on the environmental issues addressed within the
IS/MND within the Public Review Period are listed in Table 1. Comments received after the Public
Review Period are listed in Table 2. Although CEQA (California Public Resources Code, Section
21000 et seq.) and the CEQA Guidelines (14 CCR 15000 et seq.) do not explicitly require a lead
agency to provide written responses to comments received on a proposed IS/MND, the lead
agency may do so voluntarily. For clarity of review, revisions to the previously circulated Draft
IS/MND are shown in double underline for additional information and strikeout for information
that has been deleted.
A copy of each letter with bracketed comment numbers on the right margin is followed by the
response for each comment as indexed in the letter. Comment letters and specific comments are
given letters and numbers for reference purposes.
Table 1 –Comments Received During Public Review Period
Comment Letter

Commenting Organization, Person, or Public Agency

Date

A

San Diego County Archaeological Society, Inc.

July 13, 2020

B

Rincon Band of Luiseño Indians

July 21,2020

C

State of California – California State Transportation
Agency (CalTrans)

July 28, 2020

D

State of California -Natural Resource Agency
Department of Fish and Wildlife (CDFW)

July 29, 2020

Table 2 – Comments Received After Public Review Period
Comment Letter

Commenting Organization, Person, or Public Agency

Date

E

Preserve Calavera-Coastal North San Diego County

August 6, 2020

F

Asha Amber Sidhu

August 12, 2020
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Response to Comment Letter A – San Diego County Archeological Society, Inc
A-1 Response: Cogstone Resource Management, Inc. reviewed the 1928-1929 imagery and
updated the text in the Paleontological and Cultural Resources Assessment Report (Appendix D,
Page 29). Figure 7 was created with the imagery of the 1928-1929 aerial overlain with the Project
Site boundaries.
The following are the revisions made to Appendix D, Page 29:
“Historic maps and aerials were also examined to determine the presence or absence of historicage buildings, structures, or features within the Project Area potentially identify extant historic
structures on the property. The earliest detailed maps of the area is a land patent map are GLO
maps from 1870 which depicts the San Luis Rey River in the northern portion of the Project Area.
The 1893 Oceanside 15-minute USGS Ttopographic Mmap also depicts a building/ or structure
within the eastern half central portion of the Project Area. This building/structure is
alsocontinues to be depicted oin the 1897 and 1901 Oceanside 15-minute topographic maps. in
addition to the annotation of wWetlands are depicted in within theis general vicinity and a road
is located south of the building/structure (Figure 6). A road just south of this
structrestructure/building was also noted beginning in 1907No topographic maps are available
from 1902 to 1948. The first available 7.5-minute topographic map is the 1949 San Luis Rey
topographic map which no longer depicts and by 1949 the building/structure indicating it had
been removed prior to this date. appears to have been removed.
The earliest historic photographic aerials dating back tofrom 1938 1928-1929 and 1937 shows
thes that the water course of the San Luis Rey water course as encompassing much of the
northern portion of the Project Area (Figures 7 and 8). Due to dense vegetation, the
building/structure depicted on the topographic maps from 1893 to 1907, does not appear on the
aerial imagery. Between 1967 and 1968, the water course is of the river was shifted further
towards the north. and aAerials from 1989 into the present show the gradual channelization and
levee construction of the river to its current course in the present day.”
A-2 Response: The text in the Paleontological and Cultural Resources Assessment Report,
(Appendix D, Page 29) was updated to clarify that no topographic maps are available from 1902
to 1948. A building/structure is not discernable on aerial imagery due to dense vegetation.
See Revisions in Response to Comment A-1.
A-3 Response: Three Figures have been added to the Paleontological and Cultural Resources
Assessment Report (Appendix D, Figure 6 - 1901 Topo Map of the APE (Page 30); Figure 7: 19281929 Aerial (Page 31); and Figure 8 - 1937 Historic Aerial (Page 32)).
Per Section 15073.5(c)(4) of the CEQA Guidelines, recirculation of the ISMND is not required
when “new information is added to the negative declaration which merely clarifies, amplifies, or
makes insignificant modifications to the negative declaration”. Therefore, recirculation of the
Draft IS/MND would not be required.
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MM CUL-2 requires that the Property Owner/Developer or Grading Contractor retain a Qualified
Archaeologist to implement the monitoring program described in MM CUL-1. MM CUL-1 has
been revised to specify that the Paleontological and Cultural Resources Assessment Report,
Cogstone Resource Management, Inc. (August 2020) be included in the monitoring program.

MM CUL-1

Prior to
issuance of
Grading
Permits.

Prior to the issuance of a Grading Permit, the Property
Owner/Developer shall enter into a pre-excavation agreement,
otherwise known as a Tribal Cultural Resources Treatment and
Tribal Monitoring Agreement with the “Traditionally and
Culturally Affiliated (TCA) Native American Monitor associated
with a TCA Luiseño Tribe”. A copy of the agreement shall be
included in the Grading Plan Submittals for the Grading Permit.
The purpose of this agreement shall be to formalize protocols
and procedures between the Property Owner/Developer and
the “Traditionally and Culturally Affiliated (TCA) Native
American Monitor associated with a TCA Luiseño Tribe” for the
protection and treatment of, including but not limited to,
Native American human remains, funerary objects, cultural
and religious landscapes, ceremonial items, traditional
gathering areas and tribal cultural resources, located and/or
discovered through a monitoring program in conjunction with
the construction of the proposed project, including
Paleontological and Cultural Resources Assessment Report,
Cogstone Resource Management, Inc. (August 2020),
additional archaeological surveys and/or studies, excavations,
geotechnical investigations, grading, and all other ground
disturbing activities. At the discretion of the Luiseño Native
American Monitor, artifacts may be made available for 3D
scanning/printing, with scanned/printed materials to be
curated at a local repository meeting the federal standards of
36CFR79.

A-4 Response: The Paleontological and Cultural Resources Assessment Report, (Appendix D, Page
22) was revised from “California State University, San Diego” to “San State Diego University”.
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A-5 Response: The following editorial revisions to the IS/MND were made:
•

Removed the statement (IS/MND, Page 79) that stated an archaeological records search was
obtained from the San Diego Natural History Museum. The discussion regarding
paleontological resources and related records searches is included in Section 5.7(f) Geology
and Soils.
Archaeological Records Search
Cogstone performed a records search through the San Diego Natural History Museum
(SDNHM) (Jan. 2019) and available print sources, which included the Rio Rockwell Site and a
one-mile radius around the site’s boundary. The results of the SDNHM and print searches
indicated that there are no records of archaeological resources within the boundaries of the
Rio Rockwell Site. Because any development associated with the Proposed Project is limited
to the Rio Rockwell Site, there would not be any alteration to these previously recorded
cultural resources.

•

Revised text (IS/MND, Page 83) to indicate mitigation measures would be implemented.
Mitigation Measures:
MM CUL-9: As specified by California Health and Safety Code Section 7050.5, if human
remains are found on the project site during construction or during archaeological work, the
person responsible for the excavation, or his or her authorized representative, shall
immediately notify the San Diego County Office of the Medical Examiner by telephone. No
further excavation or disturbance of the site or any nearby area reasonably suspected to
overlie adjacent remains shall occur until the Medical Examiner has made the necessary
findings as to origin and disposition pursuant to Public Resources Code 5097.98. If such a
discovery occurs, a temporary construction exclusion zone shall be established surrounding
the area of the discovery so that the area would be protected, and consultation and
treatment could occur as prescribed by law. If suspected Native American remains are
discovered, the remains shall be kept in-situ, or in a secure location in close proximity to
where they were found, and the analysis of the remains shall only occur on-site in the
presence of a Luiseño Native American monitor. By law, the Medical Examiner will determine
within two working days of being notified if the remains are subject to his or her authority. If
the Medical Examiner identifies the remains to be of Native American ancestry, he or she
shall contact the Native American Heritage Commission (NAHC) within 24 hours. The NAHC
shall make a determination as to the Most Likely Descendent.
Mitigation Measures: No Mitigation Required.
Significance Determination After Mitigation: Less Than Significant Impact
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Rincon Band of Luiseño Indians
CULTURAL RESOURCES DEPARTMENT
One Government Center Lane | Valley Center | CA 92082
(760) 749-1051 | Fax: (760) 749-8901 | rincon-nsn.gov

July 21, 2020
Sent via email: smadera@oceansideca.org
City of Oceanside
Sergio Madera, Principal Planner
Planning Division
300 North Coast Highway
Oceanside, CA 92054

Re: Rio Rockwell Residential Development Project; GPA18-00001, ZA18-00005, T18-00007, and D1800014; APNs: 158-101-28, a portion of 158-103-15, and 160-020-49

Dear Mr. Madera,
This letter is written on behalf of the Rincon Band of Luiseño Indians (“Rincon Band” or “Band”), a federally
recognized Indian Tribe and sovereign government. Thank you for providing us with the Notice of Intent to Adopt
a Mitigated Negative Declaration (MND) for the above referenced project. The identified location is within the
Territory of the Luiseño people, and is also within Rincon’s specific area of Historic interest.
We have reviewed the provided documents and we are in agreement with the measures which include archaeological
and Luiseño tribal monitoring, a monitoring report, and protocols for discovery of cultural material and human
remains. We do request that the Rincon Band be notified of any changes in project plans. In addition, we request a
copy of the final monitoring report, when available.
If you have additional questions or concerns, please do not hesitate to contact our office at your convenience at
(760) 297-2635.
Thank you for the opportunity to protect and preserve our cultural assets.
Sincerely,

Cheryl Madrigal
Tribal Historic Preservation Officer
Cultural Resources Manager

Bo Mazzetti

Tishmall Turner

Laurie E. Gonzalez

Alfonso Kolb, Sr.

John Constantino

Chairman

Vice Chair

Council Member

Council Member

Council Member
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Response to Comment Letter B – Rincon Band of Luiseño Indians
B-1 Response: The comment is acknowledged. No further response is required.
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STATE OF CALIFORNIA-------CALIFORNIA STATE TRANSPORTATION AGENCY

Gavin Newsom, Governor

DEPARTMENT OF TRANSPORTATION
DISTRICT 11

4050 TAYLOR STREET, MS-240
SAN DIEGO, CA 92110
PHONE (619) 688-3137
FAX (619) 688-4299
TTY 711
www.dot.ca.gov

Making Conservation
a California Way of Life.

July 28, 2020

Mr. Sergio Madera
Principal Planner
City of Oceanside
300 North Coast Highway
Oceanside, CA 92054

11-SD-76
PM 4.915
Rio Rockwell Residential Development Project
MND/SCH#2020060586

Dear Mr. Madera:
Thank you for including the California Department of Transportation (Caltrans) in
the environmental review process for the Mitigated Negative Declaration (MND)
for the Rio Rockwell Residential Development Project located near State Route
76 (SR-76). The mission of Caltrans is to provide a safe, sustainable, integrated
and efficient transportation system to enhance California’s economy and
livability. The Local Development‐Intergovernmental Review (LD‐IGR) Program
reviews land use projects and plans to ensure consistency with our mission and
state planning priorities.
Caltrans has the following comments:
Traffic Impact Study
1. The trip distributions on SR-76 appear low. Why was the SANDAG regional
model select zone procedure not used? Please provide additional
substantiation and justification for this trip distribution or increase the
distribution percentages.
2. The lane configurations are incorrect in Synchro, there should be dual lefts
on EB and WB SR-76.
3. Caltrans recommends the following pedestrian improvements at the
intersection of SR-76 and Old Grove Road:
a. New curb ramps to current ADA standards.
b. Accessible pedestrian signals (APS) and countdown pedestrian
signals.
“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California’s economy and livability”

Mr. Sergio Madera
July 28, 2020
Page 2
Traffic Engineering Analysis
•

Bring curb ramps at the SR-76/Old Grove Road to the current ADA
standards. Refer to Design Information Bulletin (BID) 82-06 for more
information.

Complete Streets and Mobility Network
Caltrans views all transportation improvements as opportunities to improve
safety, access and mobility for all travelers in California and recognizes bicycle,
pedestrian and transit modes as integral elements of the transportation system.
Caltrans supports improved transit accommodation through the provision of
Park and Ride facilities, improved bicycle and pedestrian access and safety
improvements, signal prioritization for transit, bus on shoulders, ramp
improvements, or other enhancements that promotes a complete and
integrated transportation system. Early coordination with Caltrans, in locations
that may affect both Caltrans and the City, is encouraged.
To reduce greenhouse gas emissions and achieve California’s Climate Change
target, Caltrans is implementing Complete Streets and Climate Change policies
into State Highway Operations and Protection Program (SHOPP) projects to
meet multi-modal mobility needs. Caltrans looks forward to working with the City
to evaluate potential Complete Streets projects.
Land Use and Smart Growth
Caltrans recognizes there is a strong link between transportation and land use.
Development can have a significant impact on traffic and congestion on State
transportation facilities. In particular, the pattern of land use can affect both
local vehicle miles traveled and the number of trips. Caltrans supports
collaboration with local agencies to work towards a safe, functional,
interconnected, multi-modal transportation system integrated through
applicable “smart growth” type land use planning and policies.
Noise
The applicant must be informed that in accordance with 23 Code of Federal
Regulations (CFR) 772, the Department of Transportation (Caltrans) is not

“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California’s economy and livability”

Mr. Sergio Madera
July 28, 2020
Page 3
responsible for existing or future traffic noise impacts associated with the existing
configuration of SR-76.
Environmental
Caltrans welcomes the opportunity to be a Responsible Agency under the
California Environmental Quality Act (CEQA), as we have some discretionary
authority of a portion of the project that is in Caltrans’ R/W through the form of
an encroachment permit process. We look forward to the coordination of our
efforts to ensure that Caltrans can adopt the alternative and/or mitigation
measure for our R/W. We would appreciate meeting with you to discuss the
elements of the EIR that Caltrans will use for our subsequent environmental
compliance.
An encroachment permit will be required for any work within the Caltrans’ R/W
prior to construction. As part of the encroachment permit process, the applicant
must provide approved final environmental documents for this project,
corresponding technical studies, and necessary regulatory and resource
agency permits. Specifically, CEQA determination or exemption. The supporting
documents must address all environmental impacts within the Caltrans’ R/W
and address any impacts from avoidance and/or mitigation measures.
We recommend that this project specifically identifies and assesses potential
impacts caused by the project or impacts from mitigation efforts that occur
within Caltrans R/W that includes impacts to the natural environment,
infrastructure (highways/roadways/on- and off-ramps) and appurtenant
features (lighting/signs/guardrail/slopes). Caltrans is interested in any additional
mitigation measures identified for the MND.
Right-of-Way
•

•

Per Business and Profession Code 8771, perpetuation of survey monuments
by a licensed land surveyor is required, if they are being destroyed by any
construction.
Any work performed within Caltrans R/W will require discretionary review and
approval by Caltrans and an encroachment permit will be required for any
work within the Caltrans R/W prior to construction.

“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California’s economy and livability”

Mr. Sergio Madera
July 28, 2020
Page 4
Additional information regarding encroachment permits may be
obtained by contacting the Caltrans Permits Office at (619) 688-6158 or by
visiting the website at http://www.dot.ca.gov/trafficops/ep/index.html.
Early coordination with Caltrans is strongly advised for all encroachment
permits.
If you have any questions, please contact Kimberly Dodson, of the Caltrans
Development Review Branch, at (619) 688-2510 or by e-mail sent to
Kimberly.Dodson@dot.ca.gov.
Sincerely,
electronically signed by
MAURICE EATON, Branch Chief
Local Development and Intergovernmental Review

“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California’s economy and livability”
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Response to Comment Letter C – State of California – California State Transportation Agency
(CalTrans)
C-1 Response: The comment is acknowledged. No further response is required.
C-2 Response: Based on the July 2020 City of Oceanside Traffic Impact Analysis Guidelines for
Vehicle Miles Traveled (VMT) and Level of Service Assessment document, use of the SANDAG
Regional Travel Demand Model for distribution purposes is typically used for larger projects
generating over 2,400 ADT. The Proposed Project is calculated to generate 932 ADT. Therefore,
the trip distribution was developed based on current travel patterns at the study area
intersections using the existing traffic counts and on the locations of employment centers,
schools, and retail opportunities.
C-3 Response: Analysis of the intersection with single left-turn lanes (instead of dual left turn
lanes) is conservative and no significant impacts as a result of the Proposed Project are identified.
Analysis of the intersection assuming dual left turns will result in improved operations with no
changes to the conclusions reported in the Traffic Impact Study.
C-4 Response: The Proposed Project did not result in a significant impact at the SR-76 / Old Grove
Road intersection. Therefore, there is no nexus for the Property Owner/Developer to install the
requested pedestrian improvements at the intersection of SR-76 and Old Grove Road.
C-5 Response: The Complete Streets and Mobility Network comment is acknowledged. No
further response is required.
C-6 Response: The Land Use and Smart Growth comment this acknowledged. No further
response is required.
C-7 Response: The Noise comment is acknowledged. No further response is required.
C-8 Response: The Environmental comment is acknowledged. However, no work is proposed
within the Caltrans Right-of-Way, therefore no encroachment permit would be required.
C-9 Response: Caltrans contact information is acknowledged. No further response is required.
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State of California – Natural Resources Agency

DEPARTMENT OF FISH AND WILDLIFE

GAVIN NEWSOM, Governor
CHARLTON H. BONHAM, Director

South Coast Region
3883 Ruffin Road
San Diego, CA 92123
(858) 467-4201
www. wildlife. ca. gov

July 29, 2020
Mr. Sergio Madera
Principal Planner
Development Services Department, Planning Division
City of Oceanside
300 North Coast Highway, Oceanside, CA 92054
smadera@oceansideca.org

Subject: Rio Rockwell Residential Developmental Project
MITIGATED NEGATIVE DECLARATION (MND)
SCH# 2020060586, City of Oceanside
Dear Mr. Madera:
The California Department of Fish and Wildlife (CDFW) received a Notice of Intent to Adopt an
MND from the City of Oceanside for the Project pursuant the California Environmental Quality
Act (CEQA) and CEQA Guidelines (see References).
Thank you for the opportunity to provide comments and recommendations regarding those
activities involved in the Project that may affect California fish and wildlife. Likewise, we
appreciate the opportunity to provide comments regarding those aspects of the Project that
CDFW, by law, may be required to carry out or approve through the exercise of its own
regulatory authority under the Fish and Game Code.
CDFW ROLE
CDFW is California’s Trustee Agency for fish and wildlife resources and holds those
resources in trust by statute for all the people of the State. (Fish & G. Code, §§ 711.7,
subd. (a) & 1802; Pub. Resources Code, § 21070; CEQA Guidelines § 15386, subd. (a).)
CDFW, in its trustee capacity, has jurisdiction over the conservation, protection, and
management of fish, wildlife, native plants, and habitat necessary for biologically
sustainable populations of those species. (Id., § 1802.) Similarly, for purposes of CEQA,
CDFW is charged by law to provide, as available, biological expertise during public agency
environmental review efforts, focusing specifically on projects and related activities that have the
potential to adversely affect fish and wildlife resources.
CDFW is also submitting comments as a Responsible Agency under CEQA. (Pub. Resources
Code, § 21069; CEQA Guidelines, § 15381.) CDFW expects that it may need to exercise
regulatory authority as provided by the Fish and Game Code. As proposed, for example, the
Project may be subject to CDFW’s lake and streambed alteration regulatory authority. (Fish &
G. Code, § 1600 et seq.) Likewise, to the extent implementation of the Project as proposed may
result in “take” as defined by State law of any species protected under the California
Endangered Species Act (CESA) (Fish & G. Code, § 2050 et seq.), the project proponent may
seek related take authorization as provided by the Fish and Game Code.

Conserving California’s Wildlife Since 1870
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CDFW also administers the Natural Community Conservation Planning (NCCP) program, a
California regional habitat conservation planning program. The City of Oceanside (City) has
participated in the NCCP program by preparing a draft Subarea Plan (SAP) under the San
Diego County Multiple Habitat Conservation Plan (MHCP). However, the SAP has not been
finalized and has not been adopted by the City or received permits from the Wildlife Agencies
(jointly, CDFW and the U.S. Fish and Wildlife Service (USFWS)).
PROJECT DESCRIPTION SUMMARY
Proponent: City of Oceanside (City)
Objective: Sheldon Development, LLC (Applicant), proposes to construct 104-unit Planned
Development Plan (54 for-sale, three-story attached and 50 for-sale, two-story detached singlefamily homes), private recreation and open space areas, landscaping, and associated parking
on the 11.54-acre Rio Rockwell Site (APN 158-101-28-00 and portions of 158-103-15-00). Offsite improvements include curb, gutter, sidewalk, and underground utility connection in both
Frazee Road and Old Grove Road. This intersection would be improved with a roundabout to
include median divided traffic lanes to enter and exit, with an exclusive right-turn lane for all
flows of traffic, as well as pedestrian crosswalks across each roadway and mountable area in
the center roundabout median. The Applicant, through consultation with the City, CDFW, and
USFWS, proposes to transfer a portion of the existing Draft Subarea Hardline Preserve area at
the Rio Rockwell Site, approximately 6 acres, to the Rancho Del Oro Site. The Rio Rockwell
Site would maintain a 4.06-acre, 1,785.5-linear-foot biological buffer with an average width of
100-feet, consistent with the Draft Subarea Plan’s conservation and buffer requirements. The
Rancho Del Oro Site is owned by the City of Oceanside and would remain in the City’s
ownership. The exchange would result in a net-benefit to the hardline preserve area within the
City as the replacement acreage at the Rancho Del Oro Site is considered environmentally
superior since it supports habitat occupied by coastal California gnatcatcher (Polioptila
californica californica), a federally threatened species. No development would occur at the
Rancho Del Oro Site as the intent of this Project Site is to be set aside as a hardline preserve
area under the Draft SAP.
Location:
Rio Rockwell Site: The approximately 12‐acre Rio Rockwell site is located in the City of
Oceanside, California on the U.S. Geological Survey (USGS) Map San Luis Rey topographic
map, Section 9, Township 11 South, Range 4 West. The site is located west of Frazee Road
and north of Old Grove Road (Figures 1 and 2). The Assessor’s Parcel Number (APN) for the
site includes 158-101-28 and the southern portion of 158-103-15.
Rancho Del Oro Site: The approximately 6-acre Rancho Del Oro site is located in the City of
Oceanside, California on the USGS 7.5-Minute San Luis Rey topographic map, Section 17,
Township 11 South, Range 4 West. The site is located west of Rancho Del Oro Drive and south
of State Route 76. The site is located on the northeastern portion of APN 160-020-49.
Biological Setting:
Rio Rockwell Site Characteristics: the approximately 12‐acre Rio Rockwell site consists
primarily of ruderal/disturbed habitat with small patches of sandbar willow thicket and southern
cottonwood/willow riparian forest vegetation types. A total of 0.76 acre of sandbar willow thicket
was mapped within the central portions of the site. On-site, this community is almost completely
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dominated by sandbar willow (Salix exigua) with Fremont’s cottonwood (Populus fremontii)
saplings sparsely scattered throughout. A total of 0.40 acre of southern cottonwood and willow
riparian forest was mapped along the northern edge of the site. Southern cottonwood willow
riparian forest (SCWRF), is dominated by willow spices (Salix sp.), mulefat (Baccharis salicifolia
ssp. salicifolia), Fremont’s cottonwood, elderberry (Sambucus sp.), and western sycamore
(Platanus racemosa). Portions of SCWRF consists of white alder (Alnus rhombifolia), tree
tobacco (Nicotiana glauca), castor bean (Ricinus communis), and eucalyptus trees (Eucalyptus
sp.) The site supports one drainage feature located along the western extent of the site and
consists of a riprap lined drainage outlet. Immediate surrounding land uses include residential
development to the south, west, and east. The San Luis Rey River is located off-site, but
immediately adjacent to the site to the north. Although no sensitive species were detected
onsite, several species have a potential to occur onsite. The northern harrier (Circus
hudsonius), white-tailed kite (Elanus leucurus), least Bell’s vireo (Vireo bellii pusilus),
southwestern willow flycatcher (Empidonax trailii) have potential to occur onsite, of which the
least Bell’s vireo and southwestern willow flycatcher are known to occur in the San Luis Rey
River along the northern border of the project.
Rancho Del Oro Site Characteristics: The approximately 6‐acre Rancho Del Oro site consists
primarily of coastal sage scrub and nonnative grassland vegetation types. The site contains
2.63 acres of Diegan Coastal sage scrub (CSS), dominated by California buckwheat
(Eriogonum fasciculatum), California sagebrush (Artemisia californica), black sage (Salvia
mellifera), coyote brush (Baccharis pilularis), California brittlebush (Encelia californica), and
white sage (Salvia apiana). Portions of the CSS contain shrubs such as Laurel sumac (Malosma
laurina), toyon (Heteromeles arbutifolia), and coastal prickly pear (Opuntia littoralis). The CSS is
considered high quality because of its health, species diversity, and plant density. A total of
0.05 acre of disturbed CSS habitat was mapped in the southwestern portion of the site. The
disturbed CSS includes mainly non-native forbs and grasses but also includes individuals of
native vegetation indicative of coastal sage scrub. Approximately 2.71 acres of the central and
southeastern portions of the site are comprised of non-native grassland habitat. The non-native
grassland habitat is dominated with grass and forb species including rattail fescue (Vulpia
myorus), summer mustard (Hirshfeldia incana), tocalote (Centaurea melitensis), Italian thistle
(Carduus pycnocephalus), slender oat (Avena barbata), red brome (Bromus madritensis ssp.
rubens), tree tobacco (Nicotiana glauca), and ripgut brome (Bromus diandrus). A small area of
the site (>1 acre) supports ornamental vegetation. Topography consists of moderate to steep
northeast-facing and southwest-facing hills. Surrounding land uses include residential
development immediately to the northwest and open space areas to the northeast, south, and
southwest. Several additional residential areas are located short distances from the site. The
coastal California Gnatcatcher (Polioptila californica, CAGN) was observed onsite during
focused species surveys. No other sensitive species were detected onsite.
Timeframe: 18 months
COMMENTS AND RECOMMENDATIONS
CDFW offers the comments and recommendations below to assist the City in adequately
identifying and/or mitigating the Project’s significant, or potentially significant, direct and indirect
impacts on fish and wildlife (biological) resources. Editorial comments or other suggestions may
also be included to improve the document. CDFW recommends the measures or revisions
below be included in a science-based monitoring program that contains adaptive management
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strategies as part of the Project’s CEQA mitigation, monitoring and reporting program (Public
Resources Code, § 21081.6 and CEQA Guidelines, § 15097).
I. Project Description, Environmental Setting, Mitigation Measure, and Related Impact
Shortcoming
COMMENT #1: Least Bell’s Vireo Impact Assessment
Issue: The Biological Resources Assessment (Carlson Strategic Land Solutions 2020)
that least Bell’s vireo (Vireo bellii pusillus, LBV), a species listed as endangered by both
the state (CDFW) and federal (USFWS) governments has a high potential to occur
onsite with potentially suitable breeding habitat onsite. CDFW concurs with this
assessment. Species-specific surveys have not been done for the LBV, which is known
to occur within the San Luis Rey River which directly abuts the Rio Rockwell site.
Approximately 9.56 acres of the impact site is located within federal designated critical
habitat for LBV. Conversion of this habitat from Hardline Preserve to dense residential
community with outdoor community amenities would adversely affect any occurring LBV.
Specific Impact: Construction and occupancy of the residential area could have a
direct, indirect and cumulative impact on any residing least Bell vireo population in the
area. Management activities of the biological open space buffer are not specified in the
MND documents; thus, they may impact or result in take of the LBV.
Why the impact would occur: Page 14 of the Initial Study/Mitigated Negative
Declaration (IS/MND) states that the project construction would include fill to raise the
area and subsequent grading, as well as excavation at the northern rear of the site for
an underground stormwater detention and treatment vault. Building construction would
also include architectural coating, paving, and improvements to existing sidewalks, curb
and gutters. The Project proposes housing where backyards and balconies will face the
open space buffer, as well as high-use outdoor activity areas, such as open park areas,
a dog park and barbecue cooking area (Figures 24 and 24 of the IS/MND).
Evidence impact would be significant: The LBV is a state and federally endangered
species and is a wetland obligate species. Impact to its very limited and sensitive habitat
could result in declines to the already endangered population. Human activities from
residents may adversely affect the LBV with increased noise, lighting, and presence of
pets.
Recommended Potentially Feasible Mitigation Measure(s)
While the project makes provisions in MMBIO-2 for avoidance of grading activities during
the breeding season, the project does not state how it will minimize indirect impacts from
human activity.
Mitigation Measure #1: CDFW recommends fencing a minimum of 6’ tall along the
northern border of the housing area to discourage trespassing into the open space as
well as signage along the fencing stating the area is a sensitive biological area and
should not be entered. Additionally, prohibition of off-leash pets would help offset this
impact.
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COMMENT #2: Southwestern Willow Flycatcher Assessment
Issue: The MND materials do not list the southwestern willow flycatcher (Empidonax
extimus trailii, SWF) as having a potential to occur onsite, though Figure 3-3 of the
Oceanside Subarea Plan indicates that SWF is known to occur within the San Luis Rey
River just north of the project area. Mitigation measures for SWF are not addressed in
the MND materials.
Specific Impact: Construction and occupancy of the residential area could have a
direct, indirect and cumulative impact on any residing Southwestern Willow Flycatcher
population in the area. Management activities of the biological open space buffer are not
specified in the MND documents; thus, they may impact or result in take of the SWF.
Why the impact would occur: Page 14 of the Initial Study/Mitigated Negative
Declaration states that the project construction would include fill to raise the area and
subsequent grading, as well as excavation at the northern rear of the site for an
underground stormwater detention and treatment vault. Building construction would also
include architectural coating, paving, and improvements to existing sidewalks, curb and
gutters.
Evidence impact would be significant: The southwestern willow flycatcher is a state
and federally endangered species and is a wetland obligate species. Impact to its very
limited and sensitive habitat could result in declines to the already endangered
population.
Mitigation Measure #2: While the project makes provisions in MMBIO-2 of the IS/MND
for avoidance of grading activities during the breeding season for other bird species,
SWF should be listed as well. Additionally, the project does not state how it will minimize
indirect impacts from human activity. CDFW recommends fencing a minimum of 6’ high
along the northern border of the housing area to discourage trespassing into the open
space as well as signage along the fencing stating the area is a sensitive biological area
and should not be entered. Additionally, prohibition of off-leash pets would help offset
this impact.
COMMENT #4: Management of Open Space Biological Buffer and Offsite Preserve
Issue: The MND materials do not state how the Open Space biological buffer or the
offsite Rancho del Oro Preserve will be maintained.
Specific Impact: The Rio Rockwell site will be surrounded by significant human use.
Without an HMP in place and a commitment by the City to perform active management
and monitoring, the open space buffer and thereby the sensitive natural resources
therein will be subject to trespassing, invasive species, litter, etc. Additionally, the
Rancho del Oro site is proposed as a new hardline preserve area due to its value in
adding to the California gnatcatcher corridor within the Oceanside SAP. With no HMP in
place and no active management, this area is also subject to degradation, and thus loss
in value to the conservation of the CAGN and its habitat.
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Why the impact would occur: The construction of a residential community facilitates
various anthropogenic impacts to the habitat, such as litter, pet feces, introduction of
invasive species, etc.
Evidence impact would be significant: 5-18 of the SAP states,
Mitigation for Unavoidable Impacts. To achieve the no net loss standard,
mitigation for unavoidable impacts (e.g., wetland habitat creation) should
preferably occur onsite or within the affected drainage and/or watershed. Offsite
mitigation may occur as long as the mitigation site contributes to the City’s
preserve design and has biological function and value (e.g., by adjacency to
other preserve areas). All wetland mitigation sites shall be designated as
Preserve, be protected by conservation easements, and be managed in
perpetuity for their biological resources and value. (emphasis added)
There also needs to be an assured funding source in order for these areas to maintain
their biological value.
Furthermore, the SAP states,
5.1.5 Habitat Conserved in Conjunction with Private Development
In addition to existing private mitigation banks, mitigation areas, and
homeowners' association open space, implementation of this SAP will result in
the conservation of other privately owned habitat (see Section 5.5). The
conservation of these lands will occur through onsite avoidance and/or offsite
mitigation. These mitigation lands will be protected by conservation
easements established in conjunction with the City’s review and approval
process for development projects and shall be managed and monitored
pursuant to the SAP. (emphasis added)
Recommended Potentially Feasible Mitigation Measure(s)
Mitigation Measure #3: A conservation easement should be processed, an HMP
prepared and adopted, and there needs to be a reliable funding source for both
mitigation areas prior to initiating construction. Any restoration, enhancement and
management activities should be delineated within these plans.
COMMENT #: Open Space Biological Buffer and Fuel Modification Overlap
Issue: The 100’ Biological buffer is proposed to overlap with the fuel modification buffer
Specific impact: The IS/MND states on page 14 that the Project will contain “156,623
SF of fuel modification/biological buffer”, indicating that these buffers may overlap. Fuel
modification activities such as brush clearing, mowing and tree-trimming can adversely
affect both the vegetation and any sensitive species onsite.
Why the impact would occur: There is no specific language indicating that the
biological buffer will be separate from the fuel modification buffer. If there is no
designation, fuel modification activities may occur within the sensitive biological area.
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Evidence the impact would be significant: Section 5, page18 of the Finalized
Oceanside Subarea Plan states,
Conservation and Buffer Requirements along the San Luis Rey River. Wherever
development or other discretionary actions are proposed in or adjacent to
riparian habitats along the San Luis Rey River, the riparian area and/or other
wetlands and associated natural habitats shall be designated as biological open
space and incorporated into the Preserve. In addition, a minimum 100-foot
biological buffer shall be established for upland habitats, beginning at the outer
edge of riparian vegetation. The following uses are prohibited in the 100-foot
biological buffer: (1) new development, (2) new pedestrian and bike trails or
passive recreational uses not already planned, and (3) fuel modification
activities for new development. (emphasis added)
More broadly, Section 5.2.5 of the Subarea Plan states,
Fuel breaks and fuel modification zones shall not be permitted in biological and
planning buffers, and cannot be counted as biological open space for the
purpose of determining onsite or offsite mitigation credit.
Recommended Potentially Feasible Mitigation Measure(s)
Mitigation Measure #4:
The MND materials do not state exactly where the biological buffer ends and where the
fuel modification buffer begins. The plan should specify this location and that no fuel
modification activities should occur within the biological buffer. The City should verify
that sufficient mitigation has been provided for project impacts, such that no mitigation
credit is being given for fuel management areas.
II. Mitigation Measure or Alternative and Related Impact Shortcoming
COMMENT #: Insufficient Mitigation for Impacts to Riparian Habitat
Issue: The Project site contains 9.56 acres of designated critical habitat for the LBV, of
which contains 1.06 acres of riparian habitat. The MND materials state that 0.76 acre of
this habitat will be mitigated at a 1:1 ratio.
Specific Impact: Construction of the residential community will result in direct take of
0.76 acre of sandbar willow thicket, located in the central portions of the site, as well as
indirect impacts to 0.40 acre of southern cottonwood and willow riparian forest.
Why the impact would occur: The entirety of the 0.76 acre of sandbar willow thicket
will be removed for the construction of the residential community and the 0.40 acre of
southern cottonwood and willow riparian forest may be indirectly impacted by
construction activities, such as construction dust and site runoff due to the proposed
raised elevation of the site.
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Evidence the impact would be significant: These vegetation community types are
considered critical habitat for a number of endangered species, including the LBV and
possibly SWF which are known to occur along the northern border of the impact areas.
Recommended Potentially Feasible Mitigation Measure(s)
The BRA states,
MM BIO-4: Prior to the issuance of grading permits on the Rio Rockwell Site, the
Property Owner/Developer shall include in the landscape plans that the sandbar
willow habitat found onsite will be replanted at a 1:1 ratio of planting riparian
species (mulefat, willow sp.) into the riparian transitional area of the 100-foot
buffer between the Project Site and the adjacent San Luis Rey River for no net
loss of acreage function, and value, of a Draft Subarea Plan Habitat Group A.
However, this habitat type should be subject to a 3:1 mitigation ratio, per the Oceanside
SAP. A 3:1 ratio is also consistent for circumstances of impacts to habitat occupied by
LBV, and is herein further recommended by CDFW. Specific measures should be taken
to minimize dust and runoff to the nearby southern cottonwood and willow riparian forest.
Mitigation Measure #5: Table 5-2 of the Final Oceanside SAP states that any take of
riparian habitat should mitigated at a ratio of 3:1. The project plan should specifically
state the species to be used to revegetate the 100-foot buffer, to reflect the impacted
willow thicket lost. The acreage should be increased to a 3:1 ratio, resulting in a total of
2.28 acres of riparian habitat to be planted onsite. Precautions to minimize dust during
construction activities should be taken.
III. Editorial Comments and/or Suggestions
1. Prior to the implementation of this project, provisions should be made for the
enhancement and management-in-perpetuity of the onsite biological open space buffer
and the offsite Preserve Area.
a. An HMP for these areas should specifically delineate any improvement and
management activities, to include long-term monitoring for CAGN at the Rancho
del Oro site.
2. We recommend the use of ‘birdstrike’ in the construction of homes facing the open
space buffer to prevent collisions into windows from birds.
ENVIRONMENTAL DATA
CEQA requires that information developed in environmental impact reports and negative
declarations be incorporated into a database which may be used to make subsequent or
supplemental environmental determinations. (Pub. Resources Code, § 21003, subd. (e).)
Accordingly, please report any special status species and natural communities detected during
Project surveys to the California Natural Diversity Database (CNDDB). The CNNDB field survey
form can be found at the following link:
http://www.dfg.ca.gov/biogeodata/cnddb/pdfs/CNDDB_FieldSurveyForm.pdf. The completed
form can be mailed electronically to CNDDB at the following email address:
CNDDB@wildlife.ca.gov. The types of information reported to CNDDB can be found at the
following link: http://www.dfg.ca.gov/biogeodata/cnddb/plants_and_animals.asp.
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FILING FEES
The Project, as proposed, would have an impact on fish and/or wildlife, and assessment of filing
fees is necessary. Fees are payable upon filing of the Notice of Determination by the Lead
Agency and serve to help defray the cost of environmental review by CDFW. Payment of the fee
is required in order for the underlying Project approval to be operative, vested, and final. (Cal.
Code Regs, tit. 14, § 753.5; Fish & G. Code, § 711.4; Pub. Resources Code, § 21089.)
CONCLUSION
CDFW appreciates the opportunity to comment on the MND to assist the County in identifying
and mitigating Project impacts on biological resources. Questions regarding this letter or further
coordination should be directed to Melanie Burlaza, Environmental Scientist at
MelanieAnne.Burlaza@wildlife.ca.gov
Sincerely,

Dave A. Mayer
Environmental Program Manager
South Coast Region
Attachments:
Attachment A: Recommended Mitigation Measures
cc:

Office of Planning and Research, State Clearinghouse, Sacramento
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Attachment A: Recommended Mitigation Measures
Impact to least Mitigation Measure #1 CDFW recommends fencing a minimum of 6’ tall
Bell’s vireo
along the northern border of the housing area to
discourage trespassing into the open space as well
as signage along the fencing stating the area is a
sensitive biological area and should not be
entered. Additionally, prohibition of off-leash pets
would help offset this impact.
Impact to
Mitigation Measure #2 While the project makes provisions in MMBIO-2 of
southwestern
the IS/MND for avoidance of grading activities
willow
during the breeding season for other bird species,
flycatcher
SWF should be listed as well. Additionally, the
project does not state how it will minimize indirect
impacts from human activity. CDFW recommends
fencing a minimum of 6’ high along the northern
border of the housing area to discourage
trespassing into the open space as well as signage
along the fencing stating the area is a sensitive
biological area and should not be entered.
Additionally, prohibition of off-leash pets would
help offset this impact.
Management
Mitigation Measure #3 A conservation easement should be processed, an
of Biological
HMP prepared and adopted, and there needs to be
Open Space
a reliable funding source for both mitigation areas
Buffer and
prior to initiating construction. Any restoration,
Offsite
enhancement and management activities should
Preserve
be delineated within these plans.
Biological
Open Space
buffer and fuel
modification
overlap

Mitigation Measure #4

The MND materials do not state exactly where the
biological buffer ends and where the fuel
modification buffer begins. The plan should specify
this location and that no fuel modification activities
should occur within the biological buffer. The City
should verify that sufficient mitigation has been
provided for project impacts, such that no
mitigation credit is being given for fuel
management areas.

Insufficient
mitigation for
impacts to
riparian habitat

Mitigation Measure #5

Table 5-2 of the Final Oceanside Subarea Plan
states that any take of riparian habitat should
mitigated at a ratio of 3:1. The project plan should
specifically state the species to be used to
revegetate the 100-foot buffer, to reflect the
impacted willow thicket lost. The acreage should
be increased to a 3:1 ratio, resulting in a total of
2.28 acres of riparian habitat to be planted onsite.
Precautions to minimize dust during construction
activities should be taken.

Rio Rockwell Residential Development Project
Initial Study/Mitigated Negative Declaration
Response to Comments/Errata
Response to Comment Letter D – State of California -Natural Resource Agency Department of
Fish and Wildlife (CDFW)
D-1 Response: The comment is acknowledged. No further response is required.
D-2 Response: CDFW’s summary of the Project Description is correct. No further response is
required.
D-3 Response: Least Bell’s Vireo Impact Assessment
The Proposed Project, as defined within Section 3.3 of the Draft IS/MND, states that a 6-foot high
wall or fence would be constructed at the rear of the residential units abutting the buffer zone.
The wall/fence is shown on Figure 27 – Conceptual Wall and Fence Plan (A) and Figure 28 –
Conceptual Wall and Fence Plan (B). Furthermore, the area adjacent to the homes as outlined
within Figure 26 – (Revised) Conceptual Landscape Plan, would be planted with a cactus scrub to
further deter access. The maintenance access point located off ‘Aisle E’ is designed as a gated
entry to prevent neighborhood access within the buffer area, which is shown on Figure 10 –
Conceptual Rio Rockwell Site Plan and a note of the gated entry is shown on the Tentative Tract
Map. Since no public access is provided into the buffer area, it is not anticipated that domestic
animals would roam off-leash and therefore indirect impacts to LBV remain less than significant.
To further clarify the prohibition of public entry into the buffer area, MM BIO-3 has been revised
to add a requirement (No. 8) for signage in accordance with CDFW recommendation.
MM BIO-3: Prior to the issuance of grading permits on the Rio Rockwell Site, the Property
Owner/Develop shall adhere to the minimization and best standard practices as outlined
in the Draft Subarea Plan:
1. Construction limits for the project shall be delineated with flags and/or fencing prior
to the initiation of any grading or construction activities to clearly identify the limits
of the project disturbances.
2. Prior to grading and construction, a training program shall be developed and
implemented by the qualified biologist to inform key workers on the project about
the listed species, its habitat, and the importance of complying with avoidance and
minimization measures.
3. All construction work shall occur during daylight hours. The construction contractor
shall limit all construction-related activities that would result in high noise levels
according to the construction hours determined by the City.
4. Equipment storage, fueling, and staging areas shall be located on upland sites with
minimal risks of direct drainage into riparian areas or other sensitive habitats. These
designated areas shall be in such a manner as to prevent any runoff from entering
sensitive habitats. All necessary precautions shall be taken to prevent the release of
cement or other toxic substances into surface waters.
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5. Erodible fill material shall not be deposited into water courses. Brush, loose soils, or
other similar debris material shall not be stockpiled within stream channels or on their
banks.
6. To avoid attracting predators of the target species of concern, the site shall be kept
as clean of debris as possible. All food related trash items shall be enclosed in sealed
containers and regularly removed from the site(s). Pets of project personnel shall not
be allowed on-site where they may encounter any listed species.
7. Construction employees shall strictly limit their activities, vehicles, equipment, and
construction materials to the Proposed Project footprint and designated staging areas
and routes of travel. The construction area(s) shall be the minimal area necessary to
complete the project and shall be specified in the construction plans. Construction
limits will be fenced with orange snow screen. Exclusion fencing should be maintained
until the completion of all construction activities. All employees shall be instructed
that their activities are restricted to the construction areas.
8. All access points along the northern portion of the Project boundary adjacent to the
open space buffer shall include signage stating the area is a sensitive biological area
and shall not be entered.
D-4 Response: Southwestern Willow Flycatcher Assessment
The comment states that Southwestern Willow Flycatcher (SWF) should be referenced as a
potential species foraging in the riparian habitat. The comment is noted and concurred with,
however, the additional reference to SWF does not change the conclusions in the IS/MND or add
new mitigation. In response to the comment, MM BIO-2 has been revised to include reference
to SWF.
MM BIO-2: Prior to the issuance of grading permits on the Rio Rockwell Site, the Property
Owner/Developer shall begin all grading operations outside of the Least Bell’s Vireo (Vireo
bellii pusillus [LBV]) breeding season (March 15th through September 15th) and
Southwestern Willow Flycatcher breeding season (Empidonax extimus trailii [SWFL]) (May
1 through September 15), such grading operations shall remain continuous through the
season without interruption. If grading operations stop for more than three days during
LBV and the SWFL breeding season, one of the following shall occur prior to resuming
grading operations:
1. All grading operations shall not restart until after the end of the LBV and SWFL
breeding season (September 15); or
2. An LBV/SWFL survey of on-site suitable habitat and suitable habitat within a 300-foot
area surrounding construction activities, consistent with the Draft Subarea Plan, shall
be conducted by a qualified biologist before any grading or ground disturbance
activity commences during the breeding season (March 15 to September 15 and May
1 to September 15). The survey shall be conducted in accordance with accepted
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protocols. Following negative results for nesting LBV and SWFL, the grading
operations may recommence. However, should LBV or SWFL nesting be observed,
either on-site or within 300-feet of the construction activities, the grading shall not
restart until nesting is complete and the fledging have left.
Please see D-3 Response for indirect impacts to SWL from human and domestic pet access to the
buffer area and regarding general access to the buffer area.
D-5 Response: Management of Open Space Biological Buffer and Offsite Preserve
The Property Owner/Developer and City would maintain the Hardline Preserve Area designation
on the 100-foot biological buffer area, which currently occurs within the City of Oceanside
Hardline Preserve outlined within the Draft Subarea Plan (SAP)(IS/MND Figure 6 - Rio Rockwell
Site Hardline Preserve). Furthermore, the buffer area will be designated as Open Space on both
the Final Map and on the Planned Development Plan, furthering its long-term protection as a
biological buffer area.
A habitat management plan (HMP) is required for the 100-foot biological buffer area with
approval of the plan from the City, the agency providing oversight of the draft SAP. Language
shall be incorporated into the HMP to establish performance criteria for the riparian habitat,
specify invasive species and trash removal, as well as repair of any signage. Maintenance and
monitoring should be conducted by a qualified restoration landscape contractor and restoration
biologist. The plant palette chosen for the open space buffer area, as described in Figure 26 –
(Revised) Conceptual Landscape Plan, is intended to require minimal maintenance. Figure 26 has
been revised to include additional detail regarding the plant palette. Once the buffer area meets
the success criteria established in the HMP, the buffer area would be turned over for long-term
management. The HMP also requires identification of a funding source for long term
management of the 100-foot biological buffer area by a qualified land management entity. The
maintenance responsibilities shall occur outside of nesting bird season to the extent feasible.
Should maintenance be required during nesting bird season Mitigation Measures BIO-2 and BIO5 shall be adhered to. In response to the comment, MM BIO-4 has been revised to include the
preparation of an HMP and long-term management of the buffer area.
MM BIO-4

Prior to the issuance of grading permits on the Rio Rockwell Site, the Property
Owner/Developer shall include in the landscape plans that mitigate the impacts to
the 0.76-acres of the sandbar willow found onsite will be replanted at a 13:1 ratio
of planting riparian species/Mulefat scrub (mulefat, willow sp.) for a total of 2.28
acres. The 2.28 acres of riparian species/Mulefat scrub to be planted onsite shall
be incorporated into the riparian transitional area of the 100-foot buffer between
the Project Site and the adjacent to the San Luis Rey River for no net loss of acreage
function, and value, of a Draft Subarea Plan Habitat Group A. A Habitat
Management Plan shall be prepared and approved by the City outlining
maintenance activities and success criteria for the 2.28-acres of riparian species. A
conservation easement or other conservation mechanism shall be placed over the
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buffer area to protect it in perpetuity with appropriate funding. The long-term
management shall be the responsibility of a qualified land management entity.
As outlined in Section 3.1 (IS/MND, Page 12), the City has agreed to encumber the Rancho Del
Oro site with the Draft Subarea Plan Hardline Preserve designation to ensure no net loss of
hardline preserve area within the SAP and as show on Figure 7 - Rancho Del Oro Site Hardline
Preserve. A conservation easement or other conservation mechanism shall be placed over the
Rancho Del Oro site to further protect the property in perpetuity. In addition, the Rancho Del Oro
site is located immediately east of the Mission View On-site Preserve and is located within a
designated Local Gnatcatcher Corridor within Constrained Area I. The SAP places emphasis on
conserving and enhancing a regionally important “stepping stone” for gnatcatcher across the
plan area. The most constrained areas for coastal California gnatcatcher movement is considered
to be within Oceanside. The mapping and inclusion of this site into the City’s mapping of the
Hardline Preserve area would contribute to the regional conservation efforts and movement of
the coastal California gnatcatcher. The text within Section 3.1 has been revised to read:
“The secondary Project Site is approximately 6.3 acres and no development is proposed at this
location (Rancho Del Oro Site). The Rancho Del Oro Site is owned by the City and has the General
Plan Land Designation as Open Space. The City has agreed to encumber the Rancho Del Oro Site
with the Draft Subarea Plan Hardline Preserve designation to ensure no net loss of hardline
preserve area, as shown on Figure 6 – Rio Rockwell Site Hardline Preserve and Figure 7 – Rancho
Del Oro Site Hardline Preserve. As a condition of approval of the Proposed Project, the Property
Owner/Developer of the Rio Rockwell site and the City have agreed that the Property
Owner/Developer of the Rio Rockwell site shall initiate, and the City shall record, a conservation
easement or other conservation mechanism, such as a Deed Restriction or Restrictive Covenant,
on the Rancho Del Oro Site to preserve it as open space in perpetuity.”
D-6 Response: Open Space Biological Buffer and Fuel Modification Overlap
An average 100-foot buffer is provided along the northern boundary of the Project Site and the
adjacent riparian habitat to the San Luis Rey River. The San Luis Rey River is located approximately
400-feet from the northern boundary of the Project Site. Currently, riparian woodland habitat
occurs within the 400-foot buffer zone to the San Luis Rey. In accordance with the SAP, the
Proposed Project includes a 100-foot buffer in addition to the existing 400-foot buffer to the San
Luis Rey River. Since the intent of the buffer is to protect sensitive species occurring within
riparian habitat in association with the San Luis Rey River, the additional 100-foot buffer to the
400-foot buffer from the San Luis Rey achieves this goal. The open space buffer would be
consistent with the requirements of the Draft Subarea Plan to provide a minimum 100-foot
biological buffer, beginning at the outer edge of riparian vegetation associated with the San Luis
Rey River.
Within the 100-foot buffer area, 2.28 acres located along the northern most boundary of the
buffer area shall be planted with riparian species and mulefat scrub to further enhance the buffer
area and mitigate at a 3:1 ratio for the 0.76-acres of impacts to sandbar willow scrub. The plant
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palette (Figure 26- (Revised) Conceptual Landscape Plan) includes: Sandbar Willow (Salix exigua
var. hindsiana), Mulefat (Bacharris salifolia), Elderberry (Sambucus nigra), toyon (Heteromeles
arbutifolia), arrow weed (Pluchea sericea), willow baccharis (Baccharis emoryi) and coyote brush
(Baccharis pilularis). Figure 26 has been revised to include additional detail regarding the plant
palette. The riparian species proposed for the open space buffer area constitutes as riparian
habitat and is common within the adjacent riparian habitat, thus providing some continuity
between the riparian buffer and the Project’s biological buffer. The riparian species proposed for
the buffer, provides biologically superior habitat that the ruderal species and scattered sandbar
willow thickets found onsite that will be impacted. The remaining acreage within the 100-foot
buffer area transitions to cactus/coastal sage plant palette, consistent with SAP requirements.
Furthermore, the species utilized within the plant palette generally require low to no
maintenance and are adapted to low rainfall. The vegetation within the 100-foot buffer area does
not require thinning or traditional fire suppression measures associated with fuel modification
based on the plant palette chosen, thereby remaining consistent with the SAP. In response to the
comment, MM BIO-4 has been revised to include the 3:1 mitigation ratio.
MM BIO-4

Prior to the issuance of grading permits on the Rio Rockwell Site, the Property
Owner/Developer shall include in the landscape plans that mitigate the impacts to
the 0.76-acres of the sandbar willow found onsite will be replanted at a 13:1 ratio
of planting riparian species/Mulefat scrub (mulefat, willow sp.) for a total of 2.28
acres. The 2.28 acres of riparian species/Mulefat scrub to be planted onsite shall
be incorporated into the riparian transitional area of the 100-foot buffer between
the Project Site and the adjacent to the San Luis Rey River for no net loss of acreage
function, and value, of a Draft Subarea Plan Habitat Group A. A Habitat
Management Plan shall be prepared and approved by the City outlining
maintenance activities and success criteria for the 2.28-acres of riparian species. A
conservation easement or other conservation mechanism shall be placed over the
buffer area to protect it in perpetuity with appropriate funding. The long-term
management shall be the responsibility of a qualified land management entity.

D-7 Response: Insufficient Mitigation for Impacts to Riparian Habitat
The 3:1 mitigation ratio genesis from the SAP and the intent to ensure no net loss of Riparian
habitat is acknowledged. On the Rio Rockwell Site, the sandbar willow thicket is impacted as a
result of Proposed Project. As required within the SAP:
“Conservation and Buffer Requirements along the San Luis Rey River. Wherever development or
other discretionary actions are proposed in or adjacent to riparian habitats along the San Luis Rey
River, the riparian area and/or other wetlands and associated natural habitats shall be
designated as biological open space and incorporated into the Preserve. In addition, a minimum
100-foot biological buffer shall be established for upland habitats, beginning at the outer edge of
riparian vegetation.”
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In accordance with the no net loss required from the SAP and adhering to the 3:1 ratio for the
loss of 0.76 acres of sandbar willow thicket, the Project includes the installation and planting of
2.28-acres of riparian species/mulefat scrub within the open space buffer area, specifically
located along the northern portion of the 100-foot buffer area along the Project boundary and
adjacent to the existing riparian habitat as outlined in the revised Mitigation Measure BIO-4
above (MM BIO-4) and shown on Figure 26 – (Revised) Conceptual Landscape Plan. Species to be
incorporated include: Sandbar Willow (Salix exigua var. hindsiana), Mulefat (Bacharris salifolia),
Elderberry (Sambucus nigra), toyon (Heteromeles arbutifolia), arrow weed (Pluchea sericea),
willow baccharis (Baccharis emoryi) and coyote brush (Baccharis pilularis). Figure 26 has been
revised to include additional detail regarding the plant palette. The plant palette for the
remainder of the buffer area transitions to a traditional upland plant palette as it approaches the
proposed residential development (cactus scrub/coastal sage scrub). The riparian species
proposed for the open space buffer area constitutes as riparian habitat and is common within
the adjacent riparian habitat, thus providing some continuity between the riparian buffer and
the Project’s biological buffer. The riparian species proposed for the buffer, provides biologically
superior habitat that the ruderal species and scattered sandbar willow thickets found onsite that
will be impacted. The open space buffer would be consistent with the requirements of the Draft
SAP to provide a minimum 100-foot biological buffer beginning at the outer edge of riparian
vegetation associated with the San Luis Rey River.
In addition, designation and preservation of the Rancho Del Oro property and its inclusion within
the hardline preserve consistent with the Draft Subarea Plan provides superior biological value
compared to the vegetation community found within the Rio Rockwell Site. Potential impacts at
the Rio Rockwell Site occur predominately to ruderal species and a small patch of sandbar willow.
The Rancho Del Oro Site supports high quality coastal sage scrub habitat and has been
documented as supporting the federally threatened coastal California gnatcatcher.
Therefore, the planting of 2.28-acres of riparian species/mulefat scrub within the open space
buffer area satisfies the 3:1 ratio outlined within the SAP and mitigates the impacts to the 0.76acres of sandbar willow thicket. Further, the remaining acreage within the open space buffer area
shall be planted with cactus/coastal sage scrub, consistent with the requirement of the SAP to
transition to upland species. .
D-8 Response:
Editorial Comments and/or Suggestions
•

The comment regarding provisions for the enhancement and management-in-perpetuity of
the onsite biological open space buffer and the offsite Preserve Area through an HMP are
acknowledged. As part of the Proposed Project, the City will apply the Hardline Preserve
Designation to the Rancho Del Oro site, which is City owned and has a General Plan
Designation of Open Space, in addition to recording a Restrictive Covenant on the Rancho Del
Oro Site to preserve it as open space in perpetuity.
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•

The comment regarding use of birdstrike in the construction of homes facing the open space
buffer is acknowledged. The Property Owner/Developer has agreed to include the use of
birdstrike measures in the design of the homes facing the open space buffer, as shown on the
site plan (IS/MND Figure 10 (Revised) – Conceptual Rio Rockwell Site Plan, Page 23), as well
as to implement a Conditional of Approval requiring such.

D-9 Response: In accordance with Pub. Resources Code, § 21003, sub. (e), any special status
species and natural communities detected during the Proposed Project surveys would be
reported to the California Natural Diversity Database (CNDDB). The comment is acknowledged.
No further response is required.
D-10 Response: The comment is acknowledged. No further response is required.
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August 6, 2020
Sergio Madera, Principal Planner
City of Oceanside, Planning division
300 North Coast Highway, Oceanside, Ca 92054
Sent via Email
Subject: Comments on Rio Rockwell Draft MND
Mr. Madera :
The following are our comments on the draft MND for the Rio Rockwell Project:
General
-Noticing of public comment period
I appreciate that you believe that notices were distributed in accordance with standard city
procedures. However, I have no record of receiving notice and no recollection of seeing it- until
it was forwarded to me several days after the official closing period. I have heard from others
who attended public meetings on the project several months ago and also failed to receive
notice of the availability of the DMND. The noticing said there was a 30day comment period
(the minimum that should have been required). But that failed to account for the July 4th
holiday which should have allowed for an additional day. The ability of the public to participate
was of course made more difficult because of current Covid conditions. Public counters are
closed so the only opportunity to review the files was on-line- and not everyone has access to a
computer- from their home, during current conditions.
We therefor request the posting period be extended to account for these unusual
circumstances.
Biological Impacts
-

The proposed land swap is not of equivalent value

We believe there are several facts that support this conclusion:
The Rio Rockwell parcel (RR) has partially been designated as critical habitat for the Least Bell’s
Vireo. The Rancho del Oro parcel (RDO) has no critical habitat designation. In fact, the land
along the San Luis Rey River supports the largest population of LBV’s in the entire MHCP area.
5020 Nighthawk Way – Oceanside, CA 92056
www.preservecalavera.org
Nonprofit 501(c)3 ID#33-0955504
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Several years the project to clear vegetation from along the river constituted the largest take of
an endangered species in the entire state. On-going flood control activities will continue to
impact the species, so protecting as much of the habitat within the designated critical habitat
area remains a high priority for this species.
The RR parcel has the potential to support wildlife movement for both terrestrial and avian
species. The RDO parcel, as was stated in the MND, is fragmented and does not support
movement for terrestrial species. The RDO parcel is designated in the SAP as a “local”
gnatcatcher movement corridor. However, it is part of a larger area of habitat with connections
to several fragmented preserves. It appears there are several stepping stone, line of sight
movement opportunities through that local corridor that would be fully functional with or
without the hardline preservation of the RDO parcel.
Section 7.3.2 includes provisions for future restoration of habitat along the SLR River once the
city takes over management of flood control from the ACOE as well as other conditions that will
result in improved biological function of the RR parcel over time. There are no such conditions
that would ensure the degraded habitat on the RDO parcel would be restored. Furthermore,
there are not even conditions that require endowing the management of the RDO parcel in
perpetuity as would be required of any other proposed mitigation site.
-

Proposed mitigation at RDO site is not consistent with SAP

Both RR and RDO are located within the Offsite Mitigation Zone 1. According to Section 5.3.4
of the SAP impacts within this zone must be mitigated “within the Wildlife Corridor Planning
Zone, or within Pre-Approved Mitigation Areas in Offsite Mitigation Zone 1.” The RDO site is
not in the WCPZ or a pre- approved mitigation area within offsite Mitigation Zone 1.
-

Proposed 1:1 mitigation for impacts to hardline preserve is not sufficient

Mitigation for impacts to existing preserve land is supposed to be at a 5:1 ratio- not 1:1 as is
being proposed. Furthermore, it appears that the RDO site has little if any development
potential. Even without the proposed land swap the RDO parcel would still fully function for
local CCG movement.
Land Use
- failure to comply with conditions of land transfer to the city of Oceanside
We have been told that the 64acre parcel of land along the SLR River was transferred to the city
as an offsetting public benefit for the impacts of the widening of # 76 and that this transfer
included a condition that the land remain open space. Page 8 of App B quotes Section 5 of this
agreement which says these conditions impose no restrictions on land that is not part of the
restricted area. However, the 10 acres proposed for transfer is part of the restricted area so
there are conditions that apply to it. It appears that these restrictions are specified in Section 4
which was not provided. Please provide the complete description of all conditions associated
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with the transfer of this land to the city so that one can make a fair judgement as to what
applies to the 10 acres in question.
-

Consistency with existing land use plans for RDO parcel is not known

The current status of the city owned RDO parcel is not discussed. Is this part of a larger city
owned parcel? Why is this land in city ownership and what was the intent of that? What
impact would designating this land as hard line preserve have on this intended public use?
Lastly, how does this proposed public land swap that benefits a private developer benefit the
people of Oceanside?
-

Clarification of process to approve this land swap

City ordinances require a fair return for what is a sale of public land. The MND has not
discussed any of the circumstances related to this proposed land swap- which in effect is selling
public land to a private developer. Was this sale publicly noticed? Was there a fair market
appraisal of both parcels? What alternatives were considered? Do either of the parcels meet
the criteria for selling off public land? Is this sale contingent upon project approvals? Please
provide a complete description of the circumstances of this proposed sale/transfer and
evaluate consistency with existing city land use and sale of public land provisions.
Transportation
- No VMT analysis was done
The traffic study is dated June 2020. At that time, it was known that SB743 would be in place as
of July 1,2020 and the city had prepared draft guidelines for implementation of SB 743. The
transportation analysis should have prepared a Vehicle Miles Traveled (VMT) study as is now
required for the CEQA analysis of transportation impacts. We get that traffic engineers don’t
want to do that- and the city still requires LOS analysis in order to determine impact fees. But
failure to properly evaluate these impacts in accordance with state law leaves this a potential
impact that has not been mitigated.
Failure to do VMT analysis also compromises the analysis of potential impacts on air quality and
GHG. Since transportation accounts for about 40% of local GHG, this fails to adequately
address potential GHG impacts or provide adequate mitigation.
-

Insufficient analysis of impacts on alternative transportation

The transportation system is not just roads. The traffic study mentions bicycle, pedestrian and
transit as part of existing conditions, but completely fails to analyze any potential adverse
impacts, or opportunities to enhance the use of alternative transportation. This analysis
should include: Are there any projects proposed in the Bicycle Master Plan that this project
could help facilitate or connections to existing bike routes that should be included? Has there
been an analysis of the adjacent school for adequacy of Safe Routes to School? Are there any
such projects proposed that would be impacted, or could be enhanced by this project? How far
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away is the closest transit route? What actions could be taken through design or conditions
that would increase the use of alternative transportation?
-

No discussion of impact on potential evacuation

The San Luis Rey River channel has a history of fire- from several rounds of arson fires to the
more recent Lilac Fire that caused evacuation in the project area. Both roads into the project
are off of Old Grove Rd. If that road is blocked there is no other access. Evacuation to the west
(primarily Pala is very restrictive because of road alignments and narrow width. Please add
discussion of potential impacts on project and area evacuation.
-

Cumulative impacts result in LOS E for some segments and intersections

While the project does not result in direct significant impacts, the 932 ADT certainly will
contribute to the future degradation of traffic as the cumulative projects come on line. Does
the adopted Oceanside Circulation Element propose any corrective actions for this known
future roadway congestion that the project will exacerbate?
Greenhouse Gasses (GHG)
- fix references to City of Orange
See page 29 and others. Cut and paste should always be followed by search and replace.
-

Correct statement re GP

Page 29 says the General Plan has no policies to reduce GHG emissions, then later describes the
ECAP of May 2019 that does exactly that and is part of the GP.
-

Delete inaccurate statements about city actions re global GHG emissions

Page 39 and others include a preposterous statement about the city assessing the “global
climate change potential of new development projects…”. The city is only focused on
addressing the city’s GHG emissions as documented in the CAP. Of course, that is because
addressing those impacts addresses their fair share of global emissions- it is not because they
have any interest in addressing global emissions. Another bad cut and paste.
-

Wrong target date for efficiency metric

The MND states that staff said they should use the 2025 efficiency metric as the threshold.
That presumably is because that is the year in which the project would be built out. But the
project has a life expectancy of well over 30 years. The midpoint of the life of the project is the
metric that should be achieved so that the project does not adversely impact the city’s
community wide GHG during its life. If it only meets the target for the first few years of life
then it will exceed it for the majority of its life making it harder for the city to reach its overall
community wide emission reduction goal. New development will need t to meet the efficiency
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target for its life- plus there will need to be significant reductions in emission for existing
development for the city to reach the future emission reduction goal.
-

inaccurate computation of GHG emissions

The projected community wide GHG for the CAP assumes existing land use. The majority of the
project site is zoned as open space and would therefor generate no GHG. Converting it from
Open space to residential makes all of that land use an addition to the baseline- and above
what was assumed in the projected GHG emissions. The project cannot just be evaluated for
meeting the efficiency target because 10 of the 11 acres were generating no GHG. Correct the
analysis to reflect the impacts of changing the land use designation and not just assuming it was
part of the baseline.
-

Inaccurate analysis of CAP compliance

We see at least 4 CAP checklist items that the project fails to meet:
-

W3 - there was no development planned for the majority of this project site so it was
not accounted for in the recycled water supply.

-

TL1 – This project is not a SGOA – in fact most of it was never planned for any
development. Per SANDAG and the CAP the “majority” (ie. more than 50% of
development is required to be within a SGOP. None of this project is within a SGOP.
Furthermore, the fact that it requires GP and zoning amendments makes it clear it is not
consistent with this requirement.

-

TL2 - the EV charging should meet the requirements of the CAP implementing
ordinances for actually installing EV charging stations.

-

AF1- It is unclear where these criteria came from. The CAP states the goal of 35% tree
canopy cover. The CAP ordinances proposed for adoption on August 5,2020 specify a
percentage of tree canopy cover. Planting 68 trees may or may not comply with the
actual CAP requirement. In any case this should be stated as a percentage of tree
canopy cover and not just a number of tress to be planted. Furthermore, there need to
be conditions that require maintenance/replacement of the required trees for the life of
the project.
The MND concludes that because the project is consistent with the CAP checklist that
impacts are less than significant. The project fails to comply with at least 4 provisions of
the checklist. Therefor the project potentially has significant adverse impacts from GHG
that have not been mitigated

Air Quality
-

Diesel particulate impacts have not been adequately mitigated
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The AQ analysis identifies the key risk is from diesel equipment particulate matter. It then
describes a whole series of state actions that will reduce this impact below a level of
significance. These include things like restrictions on idling, labeling equipment, annual reports
to CARB, etc. But the concern is that this project is right next to school with sensitive receptors
and there is no monitoring to ensure compliance.
Please add a mitigation measure that requires posting of the AQ requirements and a number to
call if a there is any concern about compliance. This is really a minimal action to provide some
level of accountability. Given the proximity to the school this should be mandatory.
This MND has failed to adequately assess and/or mitigate numerous potential adverse impacts
from this project. All of these issues need to be addressed before this project moves forward.
Thank you for considering our comments.
Sincerely,
Diane Nygaard, President
Preserve Calavera
760-724-3887
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E-1 Response: The Notice of Intent to Adopt a Mitigated Negative Declaration was distributed in
accordance with CEQA Guidelines Section 15072: Notice of Intent to Adopt a Negative
Declaration or Mitigated Negative Declaration. The IS/MND was noticed by the following
methods:
1. By mail to property owners within a 1,500-FT radius of the Project Site
2. By mail to agencies that previously notified the City that they wanted to be notified of
projects within the City
3. At the San Diego County Clerk Recorder’s Office
4. On CEQANet with the Office of Planning and Research State Clearinghouse
https://ceqanet.opr.ca.gov/2020060586/2
5. Local newspaper notice in the San Diego Union Tribune published on June 29, 2020
6. Electronically on the City’s website at:
https://www.ci.oceanside.ca.us/gov/dev/planning/ceqa/rio_rockwell_mnd.asp
7. In print at the Planning Counter at City Hall, which remained open and publicly accessible
during regular business hours during the public review period.
Notwithstanding the compliance with the public noticing requirements as listed above, pursuant
to CEQA Guidelines Section 15074(b), the City shall consider the IS/MND together with any
comments received during the public review process, up to and including the public hearing at
the Planning Commission and City Council meetings.
E-2 Response: As discussed within Section 5.4, the existing conditions at the Rio Rockwell Site
consist primarily of ruderal/disturbed habitat with small patches of sandbar willow thicket and
southern cottonwood/willow riparian forest vegetation types. The Primary Constituent Elements
(PCE’s) defined for the least Bells’ vireo include riparian woodland vegetation that generally
contains both canopy and shrub layers and includes some associated upland habitats. Additional
constituent elements include presence of dense cover and dense stratified canopy for foraging.
However, the Proposed Project would not cause direct impacts to the southern
cottonwood/willow riparian forest vegetation type, therefore, no impacts to LBV PCEs would
occur on the Rio Rockwell site. Impacts occur to ruderal/disturbed habitat and scattered sandbar
willow thicket. As provided within the draft IS/MND, no direct impacts to critical habitat
supporting least Bell’s vireo PCE’s in the form of breeding habitat (southern cottonwood willow
riparian forest) would occur as a result of implementation of the residential development at the
Rio Rockwell Site.
However, due to the proximity of the San Luis Rey River, in order to prevent any indirect impacts
to the species, MM BIO-1 would require that the Property Owner/Developer remove the sandbar
willow outside of typical LBV nesting season (March 15th through September 15th). MM BIO-2
would require the Property Owner/Developer to begin all grading operations outside of the LBV
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breeding season (March 15th through September 15th) and such grading operations shall remain
continuous through the season without interruption, or any restart of grading shall occur outside
of LBV breeding season. MM BIO-3 would require that the Property Owner/Developer adhere to
the minimization and best standard practices as outlined in the Draft Subarea Plan.
Per California Natural Diversity Database (CNDDB), LBV occurrences have been limited to the
high-quality habitat found within the San Luis Rey River and no known occurrences have been
recorded within the sparse and low quality of sandbar willow found on-site. The ruderal habitat
found onsite does not provide suitable nesting habitat for the species. However, to further
mitigate the impacts to the sandbar willow found onsite MM BIO-4 would require the Property
Owner/Developer incorporate a 3:1 ratio of planting riparian species/mulefat scrub (mulefat,
willow sp.) into the riparian transitional area of the 100-foot buffer adjacent to the San Luis Rey
River for a no net loss of acreage, function, and value. Specifically, within the 100-foot buffer
area, 2.28-acres of riparian/mulefat scrub shall be planted along the northern boundary of the
buffer area adjacent to the existing riparian to further enhance the buffer area, as shown on
Figure 26 – (Revised) Conceptual Landscape Plan. Species to be incorporated include: Sandbar
Willow (Salix exigua var. hindsiana), Mulefat (Bacharris salifolia), Elderberry (Sambucus nigra),
toyon (Heteromeles arbutifolia), arrow weed (Pluchea sericea), willow baccharis (Baccharis
emoryi) and coyote brush (Baccharis pilularis). Figure 26 has been revised to include additional
detail regarding the plant palette. The remaining acreage within the 100-foot buffer area
transitions to a cactus/coastal sage plant palette, consistent with SAP requirements. The riparian
species proposed for the open space buffer area constitutes as riparian habitat and is common
within the adjacent riparian habitat, thus providing some continuity between the riparian buffer
and the Project’s biological buffer. The riparian species proposed for the buffer, provides
biologically superior habitat that the ruderal species and scattered sandbar willow thickets found
onsite that will be impacted In response to the comment, MM BIO-4 has been revised to include
the 3:1 mitigation ratio.
A habitat management plan (HMP) is required for the 100-foot biological buffer area with
approval of the plan from the City, the agency providing oversight of the draft SAP. Language
shall be incorporated into the HMP to establish performance criteria for the riparian habitat,
specify invasive species and trash removal, as well as repair of any signage. Maintenance and
monitoring should be conducted by a qualified restoration landscape contractor and restoration
biologist. The plant palette chosen for the open space buffer area is intended to require minimal
maintenance. Once the buffer area meets the success criteria established in the HMP, the buffer
area would be turned over for long-term management. The HMP also requires identification of a
funding source for long term management of the 100-foot biological buffer area by a qualified
land management entity. The maintenance responsibilities shall occur outside of nesting bird
season to the extent feasible. Should maintenance be required during nesting bird season
Mitigation Measures BIO-2 and BIO-5 shall be adhered to. In response to the comment, MM BIO4 has been revised to include the preparation of an HMP and long-term management of the
buffer area.
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MM BIO-4

Prior to the issuance of grading permits on the Rio Rockwell Site, the Property
Owner/Developer shall include in the landscape plans that mitigate the impacts to
the 0.76-acres of the sandbar willow found onsite will be replanted at a 13:1 ratio
of planting riparian species/Mulefat scrub (mulefat, willow sp.) for a total of 2.28
acres. The 2.28 acres of riparian species/Mulefat scrub to be planted onsite shall
be incorporated into the riparian transitional area of the 100-foot buffer between
the Project Site and the adjacent to the San Luis Rey River for no net loss of acreage
function, and value, of a Draft Subarea Plan Habitat Group A. A Habitat
Management Plan shall be prepared and approved by the City outlining
maintenance activities and success criteria for the 2.28-acres of riparian species. A
conservation easement or other conservation mechanism shall be placed over the
buffer area to protect it in perpetuity with appropriate funding. The long-term
management shall be the responsibility of a qualified land management entity.

Further, the application of the Hardline Preserve Area dedication and preservation by Restrictive
Covenant of the Rancho Del Oro Site provides superior biological value compared to the
vegetation community found within the Hardline Preserve area on the Rio Rockwell Site. The
Rancho Del Oro Site supports the federally threatened coastal California gnatcatcher. The Rancho
Del Oro Site is located within a designated Local Gnatcatcher Corridor within Constrained Area I.
The Draft Subarea Plan places emphasis on conserving and enhancing a regionally important
“stepping stone” for gnatcatcher across the Draft Subarea Plan area. Dedication and preservation
of the Rancho Del Oro Site and inclusion into the City’s mapping of the Hardline Preserve Area
would contribute to the regional conservation efforts and movement of the coastal California
gnatcatcher.
The Rio Rockwell Site supports potential live-in and movement habitat for species on a local scale
(i.e., some limited live-in and marginal movement habitat for reptile, bird, and mammal species),
however, it provides little to no function to facilitate wildlife movement on a regional scale. The
Rio Rockwell Site is currently constrained to the south, east by residential development and west
by Nichols Elementary School with residential development beyond which further constrains
potential regional wildlife movement through the Rio Rockwell Site. The Rio Rockwell Site is not
identified as a regionally important dispersal or seasonal migration corridor under the Draft
Subarea Plan. Movement on a local scale likely occurs with species adapted to urban
environments due to the surrounding development and disturbances in the vicinity of the Rio
Rockwell Site. Movement also likely occurs within the northern portion of the site, adjacent to
the San Luis Rey River buffer area, which will remain available for movement with
implementation of the Proposed Project.
The Property Owner/Developer and City would maintain the Hardline Preserve Area designation
on the buffer area, which currently occurs within the City of Oceanside Hardline Preserve
outlined within the SAP (IS/MND Figure 6 - Rio Rockwell Site Hardline Preserve). A habitat
management plan (HMP) is required for the 100-foot biological buffer area with approval of the
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plan from the City, the agency providing oversight of the draft SAP. Language shall be
incorporated into the HMP to establish performance criteria for the riparian habitat, specify
invasive species and trash removal, as well as repair of any signage. Maintenance and monitoring
should be conducted by a qualified restoration landscape contractor and restoration biologist.
The plant palette chosen for the open space buffer area is intended to require minimal
maintenance. Once the buffer area meets the success criteria established in the HMP, the buffer
area would be turned over for long-term management. The HMP also requires identification of a
funding source for long term management of the 100-foot biological buffer area by a qualified
land management entity. The maintenance responsibilities shall occur outside of nesting bird
season to the extent feasible. Should maintenance be required during nesting bird season
Mitigation Measures BIO-2 and BIO-5 shall be adhered to. In response to the comment, MM BIO4 has been revised to include the preparation of an HMP and long-term management of the
buffer area.
As outlined in Section 3.1 (IS/MND, Page 12), the City has agreed to encumber the Rancho Del
Oro site with the Draft Subarea Plan Hardline Preserve designation to ensure no net loss of
hardline preserve area as show on Figure 7 - Rancho Del Oro Site Hardline Preserve. A
conservation easement or other conservation mechanism shall be placed over the Rancho Del
Oro site to further protect the property in perpetuity. The text within Section 3.1 has been revised
to read:
“The secondary Project Site is approximately 6.3 acres and no development is proposed at this
location (Rancho Del Oro Site). The Rancho Del Oro Site is owned by the City and has the General
Plan Land Designation as Open Space. The City has agreed to encumber the Rancho Del Oro Site
with the Draft Subarea Plan Hardline Preserve designation to ensure no net loss of hardline
preserve area, as shown on Figure 6 – Rio Rockwell Site Hardline Preserve and Figure 7 – Rancho
Del Oro Site Hardline Preserve. As a condition of approval of the Proposed Project, the Property
Owner/Developer of the Rio Rockwell site and the City have agreed that the Property
Owner/Developer of the Rio Rockwell site shall initiate, and the City shall record, a conservation
easement or other conservation mechanism, such as a Deed Restriction or Restrictive Covenant,
on the Rancho Del Oro Site to preserve it as open space in perpetuity.”
E-3 Response: The City has participated in the NCCP program by preparing a draft Subarea Plan
under the San Diego County Multiple Habitat Conservation Plan (MHCP). However, the Subarea
Plan has not been finalized and has not been adopted by the City or received permits from the
Wildlife Agencies (jointly, CDFW and the U.S. Fish and Wildlife Service (USFWS)). Therefore, the
Subarea Plan is currently used as a guideline document for Projects occurring within the City.
The Rancho Del Oro site is being utilized to offset impacts to the Hardline Preserve found on the
Rio Rockwell site by providing habitat with superior biological value than that found on-site. The
inclusion of the Rancho Del Oro Site into the City’s mapping of the Hardline Preserve of the Draft
Subarea Plan and providing conservation in perpetuity provides superior biological value
compared to the primarily ruderal and disturbed vegetation community found within the
Hardline Preserve area on the Rio Rockwell Site. In addition, the Rancho Del Oro site is located
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immediately east of the Mission View On-site Preserve and is located within a designated Local
Gnatcatcher Corridor within Constrained Area I. The Draft Subarea Plan places emphasis on
conserving and enhancing a regionally important “stepping stone” for gnatcatcher across the
Draft Subarea Plan area. Inclusion of the Rancho Del Oro Site into the City’s mapping of the
Hardline Preserve Area would contribute to the regional conservation efforts and movement of
the coastal California gnatcatcher.
While the Rancho Del Oro Site is not within the Wildlife Corridor Planning Zone (WCPZ) or preapproved mitigation area, the Rancho Del Oro Site fulfills the goals and objectives of the Subarea
Plan. Within Section 5.3.1.1, the goals of the WCPZ is to allow continued connectivity of
gnatcatcher and other bird species across the City. As provided above, the Rancho Del Oro site
is located within a designated Local Gnatcatcher Corridor. By preserving the property in
perpetuity, it fulfills the goal of the WCPZ and provides connectivity of gnatcatcher habitat.
Lastly, the use of the Rancho Del Oro site was discussed and agreed to during early consultation
meetings between the City, Applicant, and CDFW. During this meeting the parties agreed in
principal to allowing the transfer of the Hardline Preserve designation for no net loss of Hardline
Preserve designation within the SAP. Additional information on the Rancho Del Oro site was
requested, which included Focused Protocol coastal California Gnatcatcher surveys to determine
presence or absence of the species. The results of the focused protocol survey determined
presence of the species onsite, confirming the superior biological value of the Rancho Del Oro
site given the occupation of the coastal California gnatcatcher and location within a designated
Local Gnatcatcher Corridor within Constrained Area I. As stated above, inclusion of the Rancho
Del Oro Site into the City’s mapping of the Hardline Preserve Area would contribute to the
regional conservation efforts and movement of the coastal California gnatcatcher and thus
consistency with the SAP.
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E-4 Response: The native vegetation to be impacted on the Rio Rockwell site consists of scattered
sandbar willow thicket. As required within the SAP:
“Conservation and Buffer Requirements along the San Luis Rey River. Wherever development or
other discretionary actions are proposed in or adjacent to riparian habitats along the San Luis Rey
River, the riparian area and/or other wetlands and associated natural habitats shall be
designated as biological open space and incorporated into the Preserve. In addition, a minimum
100-foot biological buffer shall be established for upland habitats, beginning at the outer edge of
riparian vegetation.”
In accordance with the no net loss policy, the 0.76-acres willow thicket is to be mitigated at a 3:1
ratio and includes the installation and planting of riparian species/mulefat scrub (Mulefat
(Bacharris salifolia) and Elderberry (Sambucus nigra) between the northern property line and
transition to a traditional upland plant palette as it approaches the proposed residential
development (cactus scrub/coastal sage scrub). Specifically, a total of 2.28-acres of riparian
species/mulefat scrub shall be planted within the open space area along the northern Project
Boundary adjacent to the existing riparian to further enhance the buffer area, as shown in Figure
26 – (Revised) Conceptual Landscape Plan. Species to be incorporated include: Sandbar Willow
(Salix exigua var. hindsiana), Mulefat (Bacharris salifolia), Elderberry (Sambucus nigra), toyon
(Heteromeles arbutifolia), arrow weed (Pluchea sericea), willow baccharis (Baccharis emoryi) and
coyote brush (Baccharis pilularis). Figure 26 has been revised to include additional detail
regarding the plant palette. The riparian species proposed for the open space buffer area
constitutes as riparian habitat and is common within the adjacent riparian habitat, thus providing
some continuity between the riparian buffer and the Project’s biological buffer. The riparian
species proposed for the buffer, provides biologically superior habitat that the ruderal species
and scattered sandbar willow thickets found onsite that will be impacted. The open space buffer
would be consistent with the requirements of the Draft Subarea Plan by providing a minimum
100-foot biological buffer, beginning at the outer edge of riparian vegetation associated with the
San Luis Rey River. In response to the comment, MM BIO-4 has been revised to include the 3:1
mitigation ratio.
MM BIO-4

Prior to the issuance of grading permits on the Rio Rockwell Site, the Property
Owner/Developer shall include in the landscape plans that mitigate the impacts to
the 0.76-acres of the sandbar willow found onsite will be replanted at a 13:1 ratio
of planting riparian species/Mulefat scrub (mulefat, willow sp.) for a total of 2.28
acres. The 2.28 acres of riparian species/Mulefat scrub to be planted onsite shall
be incorporated into the riparian transitional area of the 100-foot buffer between
the Project Site and the adjacent to the San Luis Rey River for no net loss of acreage
function, and value, of a Draft Subarea Plan Habitat Group A. A Habitat
Management Plan shall be prepared and approved by the City outlining
maintenance activities and success criteria for the 2.28-acres of riparian species. A
conservation easement or other conservation mechanism shall be placed over the
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buffer area to protect it in perpetuity with appropriate funding. The long-term
management shall be the responsibility of a qualified land management entity.
In addition, designation and preservation of the of the Rancho Del Oro property and its inclusion
within the hardline preserve consistent with the Draft Subarea Plan provides superior biological
value compared to the vegetation community found within the Rio Rockwell Site. Potential
impacts at the Rio Rockwell Site occur predominately to ruderal species and a small patch of
sandbar willow. The Rancho Del Oro Site supports high quality coastal sage scrub habitat and has
been documented as supporting the federally threatened coastal California gnatcatcher.
Therefore, the no net loss and 3:1 mitigation ratio of riparian species with the installation of
riparian species/mulefat scrub in the buffer area and the planting/installation of the
cactus/coastal sage scrub within the buffer area, fulfills the requirements as outlined within the
SAP.
E-5 Response: The approximately 10-acre portion of the project site currently owned by the City
of Oceanside (and under contract with Sheldon Development, LLC) was part of a larger acquisition
made by the City in 1992 for the Army Corp Of Engineer’s (ACOE) Sun Luis Rey Flood Control
Project. At the conclusion of the Flood Control Project, a Restrictive Covenant (DOC#20140419421) was recorded to preserve and protect the “Restricted Property” in accordance with the
Adaptive Habitat Management Plan prepared by the ACOE for the Sun Luis Rey Flood Control
Project. The Rio Rockwell site is part of an approximately 64-acre Assessors Parcel Number (APN)
that was included in the Restrictive Covenant. However, the Project Site is not part of the
“Restricted Property” identified in the Restrictive Covenant and is therefore not subject to the
Restrictive Covenant.
The conserved San Luis Rey River and associated riparian habitat are listed as Mitigation
Lands/Restrictive Property within the Recorded Restrictive Covenant. This is displayed on
graphics within the Restrictive Covenant by a hatched pattern that only applies to the San Luis
Rey River and associated riparian habitat and does not apply to the Rio Rockwell Project Site.
Therefore, the Rio Rockwell Project Site is located outside the designations of Mitigation
Lands/Restrictive Property and the conditions specified in the Restrictive Covenant do not apply
to the Rio Rockwell Project Site. The Restrictive Covenant includes language that pertains to the
Rio Rockwell Project Site and confirms the ability of this land to be developed without conflicting
with the Restrictive Covenant, as follows:
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This language was presented in the Biological Resources Assessment included in Appendix B of
the IS/MND. Therefore, restrictions placed on the Project Site have been thoroughly presented
for public review.
E-6 Response: The 6.3-acre Rancho Del Oro is part of a larger 28.65-acre City owned property.
The larger parcel is reserved for future development of a City park. As outlined in Section 3.1
(IS/MND, Page 12), the City has agreed to encumber the Rancho Del Oro site with the Draft
Subarea Plan Hardline Preserve designation to ensure no net loss of hardline preserve area as
show on Figure 7 - Rancho Del Oro Site Hardline Preserve. A conservation easement or other
conservation mechanism shall be placed over the Rancho Del Oro site to further protect the
property in perpetuity. The text within Section 3.1 has been revised to read:
“The secondary Project Site is approximately 6.3 acres and no development is proposed at this
location (Rancho Del Oro Site). The Rancho Del Oro Site is owned by the City and has the General
Plan Land Designation as Open Space. The City has agreed to encumber the Rancho Del Oro Site
with the Draft Subarea Plan Hardline Preserve designation to ensure no net loss of hardline
preserve area, as shown on Figure 6 – Rio Rockwell Site Hardline Preserve and Figure 7 – Rancho
Del Oro Site Hardline Preserve. As a condition of approval of the Proposed Project, the Property
Owner/Developer of the Rio Rockwell site and the City have agreed that the Property
Owner/Developer of the Rio Rockwell site shall initiate, and the City shall record, a conservation
easement or other conservation mechanism, such as a Deed Restriction or Restrictive Covenant,
on the Rancho Del Oro Site to preserve it as open space in perpetuity.”
E-7 Response: In February 2003, the City owned portion of Rio Rockwell site was declared
“Surplus Property” by the City Council. In July 2006, an RFP was issued to solicit interest from
the development community for the sale of the City owned portion of the Rio Rockwell site with
the intent on developing single-family residential dwelling units on the property. The RFP went
unanswered and there was no interest shown in the site by the development community. In
2017 the City received an unsolicited offer from Sheldon Development, LLC for the purpose of
developing up to 60 single-family residences on the City owned portion of the Rio Rockwell site.
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On May 17, 2017 the City Council unanimously approved a “Purchase and Sale” Agreement with
Sheldon Development, LLC in the amount $3,162,000.
The Rancho Del Oro Site is owned by the City and will continue to be owned by the City. The
Ranch Del Oro site (approximately 6.3 acres of the 28.65-acre parcel) will be designated as
“Hardline Preserve” under the City’s draft Subarea plan. As a condition of approval of the
Proposed Project, the Property Owner/Developer of the Rio Rockwell site and the City have
agreed that the Property Owner/Developer of the Rio Rockwell site shall initiate, and the City
shall record, a conservation easement or other conservation mechanism, such as a Deed
Restriction or Restrictive Covenant, on the Rancho Del Oro Site to preserve it as open space in
perpetuity .
E-8 Response: The public review period for the MND began before July 1, 2020 and therefore a
VMT analysis is not warranted based on CEQA Guidelines Section 15007(c). The Air Quality and
GHG analyses were completed using traffic data provided in the traffic study. These analyses use
trip generation and trip length data but do not require a SB 743 VMT analysis as an input into
their modeling. An SB 743 VMT analysis is needed only for traffic studies for projects noticed after
July 1, 2020.
E-9 Response: The traffic study discusses that both Frazee Road and Old Grove Road (south of
Frazee Road) are currently served by sidewalks, Class II bike lanes, and Transit Route 313, which
has a stop on Old Grove Road, immediately south of Frazee Road (Appendix K Section 3.2 –
Existing Bicycle Network, Section 3.3 – Existing Pedestrian Conditions, and Section 3.4 – Existing
Transit Conditions, Page 12). Therefore, bicycle, pedestrian, and transit analyses are not
warranted and are not required per City standards.
For purposes of clarification, the City’s General Plan Circulation Element identifies the existing
Class II bike lanes on Old Grove Road (south of Frazee Road) and on Frazee Road. The Circulation
Element further identifies a recommended, but not required, Class II bike lane along the Old
Grove Road frontage of the Project Site. However, the City has not made this a requirement of
the Proposed Project.
Implementation of the Proposed Project would not preclude a Safe Routes to Schools program
and would provide a sidewalk immediately south of Nichols Elementary where a sidewalk does
not currently exist. The portion of Old Grove Road along the street frontage of the Project Site is
improved with a curb, gutter, and dirt shoulder. As shown in Figure 10 – Conceptual Rio Rockwell
Site Plan and more specifically in Figure 31 – Conceptual Frazee Old Grove Road Roundabout, the
street frontage on Old Grove Road would be improved with curb, gutter, and sidewalk, and traffic
and pedestrian improvements would be made by the Property Owner/Developer to install a
roundabout at the intersection as part of the Proposed Project’s off-site improvements.
E-10 Response: Discussion regarding emergency access and potential evacuation is discussed in
Section 5.20 – Wildfire, which concluded that there would be a less than significant impact to an
adopted emergency response plan or emergency evacuation plan.
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E-11 Response: Based on City of Oceanside traffic study guidelines and significance criteria,
project traffic would not result in significant direct or cumulative impacts. Therefore, mitigation
measures are not necessary.
E-12 Response: Greenhouse Gas (GHG)
The Air Quality, Energy, and Greenhouse Gas Emissions Impact Analysis (Appendix A, page 29)
was revised to remove the reference to the “City of Orange” and replace it with “City of
Oceanside”.
The Air Quality, Energy, and Greenhouse Gas Emissions Impact Analysis (Appendix A, page 29)
includes a paragraph that states that the General Plan has no specific policies for reducing GHG
emissions. The report was originally drafted prior to the adoption of the General Plan in April
2019. As such, this paragraph has been removed from the report.
The Air Quality, Energy, and Greenhouse Gas Emissions Impact Analysis (Appendix A, Page 39)
was revised to state “…global climate change potential of new developments projects that occur
within the City…”
The Air Quality, Energy, and Greenhouse Gas Emissions Impact Analysis included the use of the
2025 threshold target as it is the nearest threshold in the CAP after opening year of the Proposed
Project.
It should also be noted that the California Supreme Court’s ruling on Cleveland National Forest
Foundation v. San Diego Association of Governments (Cleveland v. SANDAG), Filed July 13, 2017
stated:
SANDAG did not abuse its discretion in declining to adopt the 2050 goal as a measure of
significance in light of the fact that the Executive Order does not specify any plan or
implementation measures to achieve its goal. In its response to comments, the EIR said:
“It is uncertain what role regional land use and transportation strategies can or should
play in achieving the EO’s 2050 emissions reduction target. A recent California Energy
Commission report concludes, however, that the primary strategies to achieve this target
should be major ‘decarbonization’ of electricity supplies and fuels, and major
improvements in energy efficiency [citation].
Although, the above court case was referencing California’s GHG emission targets for the year
2050, at this time it is also unclear what role land use strategies can or should play in achieving
future year targets such as the commenter assertion that the year 2040 threshold should have
been utilized (2025 + 15 year midpoint = 2040).
E-13 Response: The development at the Rio Rockwell Site would disturb 6.92 acres of the 11.54acre Project Site. The area that would be disturbed as part of the Proposed Project is either
designated as General Commercial (GC) or Single-Family Detached Residential (SFD-R). Although
the Proposed Project would require a General Plan Amendment to re-designate Rio Rockwell Site
to Medium Density B Residential (MD B – R), this new designation would be less intensive with
regard to GHG emissions within the GC portion of the Rio Rockwell Site and only slightly more
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intensive than the SFD-R portion of the Rio Rockwell Site. As such, the methodology utilized to
compute GHG emissions is correct.
E-14 Response: Table N – GHG Reduction Measures for New Developments of the Air Quality,
Energy, and Greenhouse Gas Emissions Impact Analysis (Appendix A, Page 54-55), which is also
Table I – GHG Reduction Measures for New Developments in the Greenhouse Gas Section
(IS/MND, Page 101-102) is correct.
CAP Measure W3. The Rio Rockwell Site’s existing General Plan Land Use designations are GC and
SFD-R and have been accounted for in the recycled water supply. The proposed General Plan
Amendment would designate the Rio Rockwell Site to Medium Density A Residential (MD B – R),
this new designation would be less intensive than the existing GC designation and only slightly
more intensive than the existing SFD R designation.
CAP Measure TL1. The Air Quality, Energy, and Greenhouse Gas Emissions Impact Analysis does
not claim that the Project Site is in a Smart Growth Opportunity Areas (SGOA). However, the
residential development at Rio Rockwell Site, although not in a SGOA, is consistent with smart
growth policies. The Rio Rockwell Site is near schools, commercial retail centers, and to transit
and alternative transportation methods such as walking and bike riding.
CAP Measure TL2. Measure TL2 does not require the installation of EV charging stations. Instead,
TL2 requires that parking spaces, such as the proposed garages, to be pre-wired for electric
vehicle charging stations.
CAP Measure AF1. The Proposed Project is not required to meet Ordinances that have been
proposed for adoption on August 5, 2020. The planting of 68 trees is based on the current City’s
tree planting requirements.
As indicated above, the Proposed Project is consistent with the CAP checklist. The IS/MND
determination of Less Than Significant Impact is correct.
E-15 Response: The Proposed Project would be require to adhere to the State, SDAPCD, and City
regulations with regard to operation of diesel equipment, which includes limits on activities that
create diesel particulate emissions, such as restrictions on idling as well requiring the use of
cleaner equipment that reduce the risk of diesel particulate emissions to the nearby residential
and school uses. Furthermore, the Proposed Project would be required to meet the City’s
Building Codes that include implementation of Best Management Practices (BMPs) for dust
control. As such, through compliance with current regulations, less than significant air impacts
would occur from construction of the Proposed Project and no additional air quality mitigation
would be required.
E-16 Response: The IS/MND has adequately address potential adverse impacts. No additional
analysis or mitigation measures would be required.
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Comment Letter F – Asha Amber Sidhu
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From: A. Amber Sidhu <4.a.a.sidhu@gmail.com>
Sent: Wednesday, August 12, 2020 2:34 PM
To: Sergio Madera <SMadera@oceansideca.org>
Subject: Rio Rockwell Project
Warning: External Source

Dear Mr Madera,
I strongly oppose this project as it will:
1. The Biological Impact of the Rio Rockwell Parcel is a critical habitat for the endangered Least Bells’s
Vireo and a potential to support wildlife movement corridor for both terrestrial and avian species,
including, but not limited to the endangered Gnatcatcher.
2. Land Use - the MND has not discussed any of the circumstances related to this proposed land swap which in effect is selling public land to a private developer.
3. Transportation and traffic is not being addressed, as this project will negatively impact safe routes in
and out of the area in the event of a disaster or when school is in session and children are being
dropped off or picked up. This street is a dead end and already doesn’t support the level of traffic from
the current residences.
4. The MND does not address the numerous potential environmental impacts on air quality, water and
runoff into the riverbed, construction noise and waste, not to mention the noise/air quality/chemical
runoff/traffic that will be a product of the dense type of housing project.
This development would enrich one by denigrating the living environment of many. Similar infill projects
have lessened the livability and attractiveness of other areas of the county. We are already living with
the construction of a high density development on Frazee Rd and Academy Rd! Isn’t that enough.
Please do not give away out public land to a bad development project.
Best,
Asha Amber Sidhu
4635 Allende Ave
Oceanside, CA 92057
lostarts@cox.net
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Response to Comment Letter F – Asha Amber Sidhu
F-1 Response: The comment is acknowledged. Please see responses to Letter D and Letter E. No
further response is required.
F-2 Response: The comment is acknowledged. Please see response to comment E-7. No further
response is required.
F-3 Response: The comment is acknowledged. Please see response to comment E—and E-10. No
further response is required.
F-5 Response: The comment is acknowledged. The comment is general in nature and does not
identify any specific information to respond to. No further response is required.
F-5 Response: The comment is acknowledged. No further response is required.

57 | P a g e

3. REVISIONS TO THE IS/MND

Rio Rockwell Residential Development Project
Initial Study/Mitigated Negative Declaration
Response to Comments/Errata

In response to comments, minor clarifying revisions were made to the Draft IS/MND, Appendix
A, and Appendix D.
Revisions to the Draft IS/MND
Project Description
The text within Section 3.1 (IS/MND, Page 12) has been revised to read:
“The secondary Project Site is approximately 6.3 acres and no development is proposed
at this location (Rancho Del Oro Site). The Rancho Del Oro Site is owned by the City and
has the General Plan Land Designation as Open Space. The City has agreed to encumber
the Rancho Del Oro Site with the Draft Subarea Plan Hardline Preserve designation to
ensure no net loss of hardline preserve area, as shown on Figure 6 – Rio Rockwell Site
Hardline Preserve and Figure 7 – Rancho Del Oro Site Hardline Preserve. As a condition of
approval of the Proposed Project, the Property Owner/Developer of the Rio Rockwell site
and the City have agreed that the Property Owner/Developer of the Rio Rockwell site
shall initiate, and the City shall record, a conservation easement or other conservation
mechanism, such as a Deed Restriction or Restrictive Covenant, on the Rancho Del Oro
Site to preserve it as open space in perpetuity.”
The text within Section 3.3 (IS/MND, Page 13) has been revised to read:
“The Applicant proposes to construct a for-sale 104-unit Planned Development Plan on
the Rio Rockwell Site. The Applicant, through consultation with the City of Oceanside and
California Department of Fish and Wildlife and US Fish and Wildlife Service, proposes to
transfer a portion of the existing Draft Subarea Hardline Preserve area at the Rio Rockwell
Site, approximately 6 acres, to the Rancho Del Oro Site (Figure 6 and Figure 7). The
Property Owner/Developer and City would maintain the Hardline Preserve Area
designation on the 100-foot biological buffer area, which currently occurs within the City
of Oceanside Hardline Preserve outlined within the Draft Subarea Plan (SAP) (Figure 6).
The buffer area will be designated as Open Space on both the Final Map and on the
Planned Development Plan. A habitat management plan (HMP) is required for the 100foot biological buffer area with approval of the plan from the City, the agency providing
oversight of the draft SAP. Language shall be incorporated into the HMP to establish
performance criteria for the riparian habitat, specify invasive species and trash removal,
as well as repair of any signage. Maintenance and monitoring should be conducted by a
qualified restoration landscape contractor and restoration biologist. The plant palette
chosen for the open space buffer area is intended to require minimal maintenance. Once
the buffer area meets the success criteria established in the HMP, the buffer area would
be turned over for long-term management. The HMP also requires identification of a
funding source for long term management of the 100-foot biological buffer area by a
qualified land management entity. The maintenance responsibilities shall occur outside
of nesting bird season to the extent feasible. Biological surveys for both project sites were
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conducted to assess the biological merits of the proposed transfer. Appendices B, C, and
D provide further detailed information associated with the existing habitat of the Rio
Rockwell and Rancho Del Oro Sites and specific types of habitat each site supports.”
The text within Section 3.1 (IS/MND, Page 14-15) has been revised to read:
“An approximate 100-foot wide fuel modification/biological buffer located along the
northern property line would provide permanent open space landscaped area, providing
visual relief for the community. Within the 100-foot buffer area, 2.28 acres located along
the northern most boundary of the buffer area shall be planted with riparian species and
mulefat scrub to further enhance the buffer area and mitigate at a 3:1 ratio for the 0.76acres of impacts to sandbar willow scrub, consistent with MM BIO-4. The plant palette
(Figure 26- (Revised) Conceptual Landscape Plan) includes: Sandbar Willow (Salix exigua
var. hindsiana), Mulefat (Bacharris salifolia), Elderberry (Sambucus nigra), toyon
(Heteromeles arbutifolia), arrow weed (Pluchea sericea), willow baccharis (Baccharis
emoryi) and coyote brush (Baccharis pilularis). Figure 26 has been revised to include
additional detail regarding the plant palette. The riparian species proposed for the open
space buffer area constitutes as riparian habitat and is common within the adjacent
riparian habitat, thus providing some continuity between the riparian buffer and the
Project’s biological buffer.”
Figure 10 – Conceptual Rio Rockwell Site Plan (IS/MND, Page 23) was revised to include a note
that windows facing the open space buffer shall have a birdstrike feature.
Figure 26 – Conceptual Landscape Plan (IS/MND Page 39) was revised to include additional details
regarding the plant palette, consistent with MM BIO-4.
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Source: Summa Architecture
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Figure 26: (Revised) Conceptual Landscape Plan

Source: Studio Pad Landscape Architect

Biological Resources
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The text within Section 5.4 (IS/MND, Page 66) has been revised to include additional details
regarding the plant palette, consistent with MM BIO-4:
“As part of the Proposed Project and consistent with MM BIO-4, the Property
Owner/Developer would plant native vegetation within a 100-foot average width of the
northern portion of the Rio Rockwell Site to provide an open space area between the Rio
Rockwell Site’s northern property line and the edge of the proposed residential
development, as shown in Figure 26. Within the 100-foot buffer area, 2.28 acres located
along the northern most boundary of the buffer area shall be planted with riparian
species and mulefat scrub to further enhance the buffer area and mitigate at a 3:1 ratio
for the 0.76-acres of impacts to sandbar willow scrub. The plant palette (Figure 26(Revised) Conceptual Landscape Plan) includes: Sandbar Willow (Salix exigua var.
hindsiana), Mulefat (Bacharris salifolia), Elderberry (Sambucus nigra), toyon
(Heteromeles arbutifolia), arrow weed (Pluchea sericea), willow baccharis (Baccharis
emoryi) and coyote brush (Baccharis pilularis). Figure 26 has been revised to include
additional detail regarding the plant palette. The riparian species proposed for the open
space buffer area constitutes as riparian habitat and is common within the adjacent
riparian habitat, thus providing some continuity between the riparian buffer and the
Project’s biological buffer.
MM BIO-2 (IS/MND, Page 73) has been revised to include reference to SWF.
MM BIO-2: Prior to the issuance of grading permits on the Rio Rockwell Site, the Property
Owner/Developer shall begin all grading operations outside of the Least Bell’s Vireo (Vireo
bellii pusillus [LBV]) breeding season (March 15th through September 15th) and
Southwestern Willow Flycatcher breeding season (Empidonax extimus trailii [SWFL]) (May
1 through September 15), such grading operations shall remain continuous through the
season without interruption. If grading operations stop for more than three days during
LBV and the SWFL breeding season, one of the following shall occur prior to resuming
grading operations:
1. All grading operations shall not restart until after the end of the LBV and SWFL
breeding season (September 15); or
2. An LBV/SWFL survey of on-site suitable habitat and suitable habitat within a 300foot area surrounding construction activities, consistent with the Draft Subarea
Plan, shall be conducted by a qualified biologist before any grading or ground
disturbance activity commences during the breeding season (March 15 to
September 15 and May 1 to September 15). The survey shall be conducted in
accordance with accepted protocols. Following negative results for nesting LBV
and SWFL, the grading operations may recommence. However, should LBV or
SWFL nesting be observed, either on-site or within 300-feet of the construction
activities, the grading shall not restart until nesting is complete and the fledging
have left.
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To further clarify the prohibition of public entry into the buffer area, MM BIO-3 has been revised
to add a requirement (No. 8) for signage in accordance with CDFW recommendation (IS/MND,
Page 74).
MM BIO-3: Prior to the issuance of grading permits on the Rio Rockwell Site, the Property
Owner/Develop shall adhere to the minimization and best standard practices as outlined
in the Draft Subarea Plan:
1. Construction limits for the project shall be delineated with flags and/or fencing
prior to the initiation of any grading or construction activities to clearly identify
the limits of the project disturbances.
2. Prior to grading and construction, a training program shall be developed and
implemented by the qualified biologist to inform key workers on the project
about the listed species, its habitat, and the importance of complying with
avoidance and minimization measures.
3. All construction work shall occur during daylight hours. The construction
contractor shall limit all construction-related activities that would result in high
noise levels according to the construction hours determined by the City.
4. Equipment storage, fueling, and staging areas shall be located on upland sites
with minimal risks of direct drainage into riparian areas or other sensitive
habitats. These designated areas shall be in such a manner as to prevent any
runoff from entering sensitive habitats. All necessary precautions shall be taken
to prevent the release of cement or other toxic substances into surface waters.
5. Erodible fill material shall not be deposited into water courses. Brush, loose soils,
or other similar debris material shall not be stockpiled within stream channels or
on their banks.
6. To avoid attracting predators of the target species of concern, the site shall be
kept as clean of debris as possible. All food related trash items shall be enclosed
in sealed containers and regularly removed from the site(s). Pets of project
personnel shall not be allowed on-site where they may encounter any listed
species.
7. Construction employees shall strictly limit their activities, vehicles, equipment,
and construction materials to the Proposed Project footprint and designated
staging areas and routes of travel. The construction area(s) shall be the minimal
area necessary to complete the project and shall be specified in the construction
plans. Construction limits will be fenced with orange snow screen. Exclusion
fencing should be maintained until the completion of all construction activities.
All employees shall be instructed that their activities are restricted to the
construction areas.
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8. All access points along the northern portion of the Project boundary adjacent to
the open space buffer shall include signage stating the area is a sensitive
biological area and shall not be entered.
MM BIO-4 (IS/MND, Page 74-75) has been revised to reflect a 3:1 replacement ratio of 2.28-acres
riparian species/Mulefat scrub and approval of a Habitat Management Plan and conservation of
the buffer area:
MM BIO-4: Prior to the issuance of grading permits on the Rio Rockwell Site, the Property
Owner/Developer shall include in the landscape plans that mitigate the impacts to the
0.76-acres of the sandbar willow found onsite will be replanted at a 13:1 ratio of planting
riparian species/Mulefat scrub (mulefat, willow sp.) for a total of 2.28 acres. The 2.28
acres of riparian species/Mulefat scrub to be planted onsite shall be incorporated into the
riparian transitional area of the 100-foot buffer between the Project Site and the adjacent
to the San Luis Rey River for no net loss of acreage function, and value, of a Draft Subarea
Plan Habitat Group A. A Habitat Management Plan shall be prepared and approved by the
City outlining maintenance activities and success criteria for the 2.28-acres of riparian
species. A conservation easement or other conservation mechanism shall be placed over
the buffer area to protect it in perpetuity with appropriate funding. The long-term
management shall be the responsibility of a qualified land management entity.
Cultural Resources
Appendix D, Paleontological and Cultural Resources Assessment report date revised from March
2019 to August 2020. Text revisions were made, and figures were added on pages 4, 78, 93, and
162.
Removed the statement (IS/MND, Page 82) that stated an archaeological records search was
obtained from the San Diego Natural History Museum. The discussion regarding paleontological
resources and related records searches is included in Section 5.7(f) Geology and Soils.
Archaeological Records Search
Cogstone performed a records search through the San Diego Natural History Museum
(SDNHM) (Jan. 2019) and available print sources, which included the Rio Rockwell Site
and a one-mile radius around the site’s boundary. The results of the SDNHM and print
searches indicated that there are no records of archaeological resources within the
boundaries of the Rio Rockwell Site. Because any development associated with the
Proposed Project is limited to the Rio Rockwell Site, there would not be any alteration to
these previously recorded cultural resources.
Revised text (IS/MND, Page 86) to indicate mitigation measures would be implemented.
Mitigation Measures:
MM CUL-9: As specified by California Health and Safety Code Section 7050.5, if human
remains are found on the project site during construction or during archaeological work,
the person responsible for the excavation, or his or her authorized representative, shall
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immediately notify the San Diego County Office of the Medical Examiner by telephone.
No further excavation or disturbance of the site or any nearby area reasonably suspected
to overlie adjacent remains shall occur until the Medical Examiner has made the
necessary findings as to origin and disposition pursuant to Public Resources Code
5097.98. If such a discovery occurs, a temporary construction exclusion zone shall be
established surrounding the area of the discovery so that the area would be protected,
and consultation and treatment could occur as prescribed by law. If suspected Native
American remains are discovered, the remains shall be kept in-situ, or in a secure location
in close proximity to where they were found, and the analysis of the remains shall only
occur on-site in the presence of a Luiseño Native American monitor. By law, the Medical
Examiner will determine within two working days of being notified if the remains are
subject to his or her authority. If the Medical Examiner identifies the remains to be of
Native American ancestry, he or she shall contact the Native American Heritage
Commission (NAHC) within 24 hours. The NAHC shall make a determination as to the Most
Likely Descendent.
Mitigation Measures: No Mitigation Required.
Significance Determination After Mitigation: Less Than Significant Impact
Revisions to Appendix A
Appendix A, Page 29 was revised to state:
Local jurisdictions, such as the City of OceansideOrange (City), have the authority and
responsibility to reduce GHG emissions through their police power and decision-making
authority. Specifically, the City is responsible for the assessment and mitigation of GHG
emissions resulting from its land use decisions. In accordance with CEQA requirements
and the CEQA review process, the City assesses the global climate change potential of
new development projects, requires mitigation of potentially significant global climate
change impacts by conditioning discretionary permits, and monitors and enforces
implementation of such mitigation.
The currently adopted General Plan provides no policies specifically for the purpose of
reducing GHG emissions. However there are some policies in the Land Use, Circulation,
and Open Space and Conservation Elements of the General Plan that were intended for
other purposes, but implementation of these policies would also result in the reduction
of GHG emissions. Policies that would reduce GHG emissions within the City include
those that promote conservation of open space, encourage diversification of land uses,
expand mixed-use land use designations, encourage trip reduction practices, and provide
for infrastructure and facilities necessary to accommodate alternative modes of
transportation. However, in the absences of policies that specifically address the role of
GHG emissions in climate change, the General Plan does not provide clear guidance to
staff or decision-makers regarding how to manage future growth in a manner that
reduces GHG emissions.
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Local jurisdictions, such as the City of Oceanside, have the authority and responsibility to
reduce GHG emissions through their police power and decision-making authority.
Specifically, the City is responsible for the assessment and mitigation of GHG emissions
resulting from its land use decisions. In accordance with CEQA requirements and the
CEQA review process, the City assesses the global climate change potential of new
development projects that occur within the City, requires mitigation of potentially
significant global climate change impacts by conditioning discretionary permits, and
monitors and enforces implementation of such mitigation.
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Revisions to Appendix B
Appendix B, Page 8 was revised to state:

“The Rancho Del Oro site is owned by the City of Oceanside and will remain in the City’s
ownership. The Project proposes to offset impacts to the Subarea Hardline Preserve area
at the Rio Rockwell site with the inclusion and incorporation of the Rancho Del Oro site
within the City’s mapping of the Subarea hardline (Figure 5). The Property
Owner/Developer of the Rio Rockwell Project site and the City have agreed that the
Property Owner/Developer of the Rio Rockwell site shall initiate, and the City shall record,
a conservation easement or other conservation mechanism, such as a Deed Restriction or
Restrictive Covenant, on the Rancho Del Oro Site to preserve it as open space in
perpetuity. The Rancho Del Oro site contains superior coastal California sage scrub habitat
with diversity of plant species, along with occupation of the federally endangered coastal
California gnatcatcher (CAGN). Furthermore, the Rancho Del Oro site contains large
ornamental trees and open grasslands providing nesting and foraging habitat for avian
species.”
Appendix B, Page 9 was revised to state:
“The open space buffer will be planted with riparian species/mulefat scrub (Sandbar
Willow (Salix exigua var. hindsiana), Mulefat (Bacharris salifolia), Elderberry (Sambucus
nigra), toyon (Heteromeles arbutifolia), arrow weed (Pluchea sericea), willow baccharis
(Baccharis emoryi) and coyote brush (Baccharis pilularis) adjacent to the River and
transition to a traditional upland plant palette closer to the proposed residential
development (cactus scrub/coastal sage scrub). The riparian species proposed for the
open space buffer area constitutes as riparian habitat and is common within the adjacent
riparian habitat, thus providing some continuity between the riparian buffer and the
Project’s biological buffer. Planting this open space buffer will also provide consistency
under the Subarea Plan, which states the conservation and buffer requirements along the
San Luis Rey River require “a minimum 100-foot biological buffer shall be established for
upland habitats, beginning at the outer edge of riparian vegetation.”
Appendix B, Page 64-65 was revised to state:
“Per CNDDB, LBV occurrences have been limited to the high-quality habitat found within
the San Luis Rey River and no known occurrences have been recorded within the sparse
and low quality of sandbar willow found on-site. Regardless, to further mitigate the
indirect impacts of removals of the sandbar willow found onsite within the designated
critical habitat, a 13:1 ratio of riparian species/mulefat scrub (mulefat, willow sp.) shall be
incorporated into the riparian transitional area of the 100-foot buffer adjacent to the San
Luis Rey River for a no net loss of PCEs defined for LBV. Specifically, a total of 2.28-acres
of riparian species/mulefat scrub shall be planted within the open space area along the
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northern Project Boundary adjacent to the existing riparian to further enhance the buffer
area. Species to be incorporated include: Sandbar Willow (Salix exigua var. hindsiana),
Mulefat (Bacharris salifolia), Elderberry (Sambucus nigra), toyon (Heteromeles
arbutifolia), arrow weed (Pluchea sericea), willow baccharis (Baccharis emoryi) and
coyote brush (Baccharis pilularis). The Property Owner/Developer and City would
maintain the Hardline Preserve Area designation on the 100-foot biological buffer area,
which currently occurs within the City of Oceanside Hardline Preserve outlined within the
Draft Subarea Plan. Furthermore, the buffer area will be designated as Open Space on
both the Final Map and on the Planned Development Plan, furthering its long-term
protection as a biological buffer area.
A habitat management plan (HMP) is required for the 100-foot biological buffer area with
approval of the plan from the City, the agency providing oversight of the draft SAP.
Language shall be incorporated into the HMP to establish performance criteria for the
riparian habitat, specify invasive species and trash removal, as well as repair of any
signage. Maintenance and monitoring should be conducted by a qualified restoration
landscape contractor and restoration biologist. The plant palette chosen for the open
space buffer area is intended to require minimal maintenance. Once the buffer area
meets the success criteria established in the HMP, the buffer area would be turned over
for long-term management. The HMP also requires identification of a funding source for
long term management of the 100-foot biological buffer area by a qualified land
management entity. The maintenance responsibilities shall occur outside of nesting bird
season to the extent feasible. Should maintenance be required during nesting bird season
Mitigation Measures BIO-2 and BIO-5 shall be adhered to. In response to the comment,
MM BIO-4 has been revised to include the preparation of an HMP and long term
management of the buffer area. Implementation of MM BIO-4 would reduce potential
impacts to critical habitat for the least Bell’s vireo to a less than significant level.
Appendix B, Page 65-67 (MMs BIO-1 through MM BIO-4) were revised to state:
MM BIO-1

Prior to the issuance of grading permits on the Rio Rockwell Site, the
Property Owner/Developer shall begin aAll sandbar willow shall be
removed outside of typical LBV breeding season, March 15 through
September 15.

MM BIO-2

Prior to the issuance of grading permits on the Rio Rockwell Site, the
Property Owner/Developer shall begin all grading operations shall begin
outside of Least Bell’s Vireo (Vireo bellii pusillus [LBV]) breeding season
(March 15 through September 15) and Southwestern Willow Flycatcher
breeding season (Empidonax extimus trailii [SWFL]) (May 1 through
September 15), shall remain continuous throughout the breeding season.
If grading operations stop more than 3-days during LBV and the SWFL
breeding season, the following shall occur prior to the commencement of
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1. All grading operations shall not restart until after the end of the LBV
and SWFL breeding season (September 15); or
2. An LBV/SWFL survey of on-site suitable habitat and suitable habitat
within a 300-foot area surrounding construction activities, consistent
with the Subarea Plan, shall be conducted by a qualified biologist
before any grading or ground disturbance activity commences during
the breeding season (March 15 to September 15 and May 1 to
September 15). The survey shall be conducted in accordance with
accepted protocols. Following negative results for nesting LBV and
SWFL, the grading operations may recommence. However, should LBV
and SWFL nesting be observed, either on-site or within 300-feet of the
construction activities, the grading shall not restart until nesting is
complete and the fledging have left.
MM BIO-3

Prior to the issuance of grading permits on the Rio Rockwell Site, the
Property Owner/Developer shall adhere to the following measures shall
be implemented during construction for minimization and Best
Management Practices, as outlined in the Subarea Plan:
1. Construction limits for the project shall be delineated with flags and/or
fencing prior to the initiation of any grading or construction activities
to clearly identify the limits of the project disturbances.
2. Prior to grading and construction, a training program shall be
developed and implemented by the qualified biologist to inform key
workers on the project about the listed species, its habitat, and the
importance of complying with avoidance and minimization measures.
3. All construction work shall occur during daylight hours. The
construction contractor shall limit all construction-related activities
that would result in high noise levels according to the construction
hours determined by the City.
4. Equipment storage, fueling, and staging areas shall be located on
upland sites with minimal risks of direct drainage into riparian areas or
other sensitive habitats. These designated areas shall be located in such
a manner as to prevent any runoff from entering sensitive habitats. All
necessary precautions shall be taken to prevent the release of cement
or other toxic substances into surface waters.
5. Erodible fill material shall not be deposited into water courses. Brush,
loose soils, or other similar debris material shall not be stockpiled within
stream channels or on their banks.
6. To avoid attracting predators of the target species of concern, the site
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shall be kept as clean of debris as possible. All food related trash items
shall be enclosed in sealed containers and regularly removed from the
site(s). Pets of project personnel shall not be allowed on-site where
they may come into contact with any listed species.
7. Construction employees shall strictly limit their activities, vehicles,
equipment, and construction materials to the proposed project
footprint and designated staging areas and routes of travel. The
construction area(s) shall be the minimal area necessary to complete
the project and shall be specified in the construction plans.
Construction limits will be fenced with orange snow screen. Exclusion
fencing should be maintained until the completion of all construction
activities. All employees shall be instructed that their activities are
restricted to the construction areas.
8. All access points along the northern portion of the Project boundary
adjacent to the open space buffer shall include signage stating the area
is a sensitive biological area and shall not be entered.
MM BIO-4

Prior to the issuance of the grading permit, the project Applicant Property
Owner/Developer shall mitigate the impacts to the 0.76-acres of sandbar
willow found onsite at a 31:1 ratio of riparian species/mulefat scrub
(mulefat, willow sp.), for a total of 0.642.28 acres. The 0.642.28 acres of
riparian species/mulefat scrub to be planted onsite shall be incorporated
into the riparian transitional area of the 100-foot buffer adjacent to the
San Luis Rey River for a no net loss of acreage, function, and value of a
Subarea Plan Habitat Group A. A Habitat Management Plan shall be
prepared and approved by the City outlining maintenance activities and
success criteria for the 2.28-acres of riparian species. A conservation
easement or other conservation mechanism shall be placed over the buffer
area to protect it in perpetuity with appropriate funding. The long term
management shall be the responsibility of a qualified land management
entity.

Appendix B, Page 74 was revised to state:
“Further, the project proposes to offset impacts to the Subarea Hardline Preserve area at
the Rio Rockwell site (approximately 6-acres), with the inclusion and incorporation of the
Rancho Del Oro site into the City’s mapping of the Subarea hardline (approximately 6acres). As a condition of approval of the Proposed Project, the Property Owner/Developer
of the Rio Rockwell site and the City have agreed that the Property Owner/Developer of
the Rio Rockwell site shall initiate, and the City shall record, a conservation easement or
other conservation mechanism, such as a Deed Restriction or Restrictive Covenant, on the
Rancho Del Oro Site to preserve it as open space in perpetuity.”
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“Impacts to the sandbar willow thicket shall be mitigated 31:1 ratio of riparian
species/mulefat scrub”
Revisions to Appendix D
Appendix D, Page 29 was revised to state:
“Historic maps and aerials were also examined to determine the presence or absence of
historic-age buildings, structures, or features within the Project Area potentially identify
extant historic structures on the property. The earliest detailed maps of the area is a land
patent map are GLO maps from 1870 which depicts the San Luis Rey River in the northern
portion of the Project Area. The 1893 Oceanside 15-minute USGS Ttopographic Mmap
also depicts a building/ or structure within the eastern half central portion of the Project
Area. This building/structure is alsocontinues to be depicted oin the 1897 and 1901
Oceanside 15-minute topographic maps. in addition to the annotation of wWetlands are
depicted in within theis general vicinity and a road is located south of the
building/structure (Figure 6). A road just south of this structrestructure/building was also
noted beginning in 1907No topographic maps are available from 1902 to 1948. The first
available 7.5-minute topographic map is the 1949 San Luis Rey topographic map which
no longer depicts and by 1949 the building/structure indicating it had been removed prior
to this date. appears to have been removed.
The earliest historic photographic aerials dating back tofrom 1938 1928-1929 and 1937
shows thes that the water course of the San Luis Rey water course as encompassing much
of the northern portion of the Project Area (Figures 7 and 8). Due to dense vegetation,
the building/structure depicted on the topographic maps from 1893 to 1907, does not
appear on the aerial imagery. Between 1967 and 1968, the water course is of the river
was shifted further towards the north. and aAerials from 1989 into the present show the
gradual channelization and levee construction of the river to its current course in the
present day.”
Three Figures have been added to the Paleontological and Cultural Resources Assessment Report
(Appendix D, Figure 6 - 1901 Topo Map of the APE (Page 30); Figure 7: 1928-1929 Aerial (Page
31); and Figure 8 - 1937 Historic Aerial (Page 32)).
Appendix D, Page 22 was revised from “California State University, San Diego” to “San Diego
University”.
No further revisions to the Draft IS/MND were required based upon: (1) additional or revised
information required to prepare a response to a specific comment; (2) applicable updated
information that was not available at the time of IS/MND publication; and/or (3) typographical
errors.
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Summary of Revised Mitigation Measures
MITIGATION
NUMBER

MM BIO-2

TIMING

Prior to the
issuance of
grading
permit.

MEASURE

RESPONSIBLE FOR
MONITORING

Prior to the issuance of grading permits on the Rio Rockwell
Site, the Property Owner/Developer shall begin all grading
operations outside of the Least Bell’s Vireo (Vireo bellii
pusillus [LBV]) breeding season (March 15th through
September 15th) and Southwestern Willow Flycatcher
breeding season (Empidonax extimus trailii [SWFL]) (May 1
through September 15), such grading operations shall
remain continuous through the season without
interruption. If grading operations stop for more than three
days during LBV and the SWFL breeding season, one of the
following shall occur prior to resuming grading operations: Planning and
Building
1. All grading operations shall not restart until after the
Department/Building
end of the LBV and SWFL breeding season (September
Division
15); or
2. An LBV/SWFL survey of on-site suitable habitat and
suitable habitat within a 300-foot area surrounding
construction activities, consistent with the Draft
Subarea Plan, shall be conducted by a qualified biologist
before any grading or ground disturbance activity
commences during the breeding season (March 15 to
September 15 and May 1 to September 15). The survey
shall be conducted in accordance with accepted
protocols. Following negative results for nesting LBV
and SWFL, the grading operations may recommence.
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MITIGATION
NUMBER

TIMING

MEASURE

RESPONSIBLE FOR
MONITORING

However, should LBV or SWFL nesting be observed,
either on-site or within 300-feet of the construction
activities, the grading shall not restart until nesting is
complete and the fledging have left
Prior to the issuance of grading permits on the Rio Rockwell
Site, the Property Owner/Develop shall adhere to the
minimization and best standard practices as outlined in the
Draft Subarea Plan:

MM BIO-3

Prior to the
issuance of
grading
permit.

1. Construction limits for the project shall be
delineated with flags and/or fencing prior to the
initiation of any grading or construction activities to
clearly identify the limits of the project
disturbances.
Planning and
2. Prior to grading and construction, a training Building
program shall be developed and implemented by Department/Building
the qualified biologist to inform key workers on the Division
project about the listed species, its habitat, and the
importance of complying with avoidance and
minimization measures.

3. All construction work shall occur during daylight
hours. The construction contractor shall limit all
construction-related activities that would result in
high noise levels according to the construction
hours determined by the City.
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MITIGATION
NUMBER

TIMING

MEASURE
4. Equipment storage, fueling, and staging areas shall
be located on upland sites with minimal risks of
direct drainage into riparian areas or other
sensitive habitats. These designated areas shall be
in such a manner as to prevent any runoff from
entering sensitive habitats. All necessary
precautions shall be taken to prevent the release of
cement or other toxic substances into surface
waters.
5. Erodible fill material shall not be deposited into
water courses. Brush, loose soils, or other similar
debris material shall not be stockpiled within
stream channels or on their banks.
6. To avoid attracting predators of the target species
of concern, the site shall be kept as clean of debris
as possible. All food related trash items shall be
enclosed in sealed containers and regularly
removed from the site(s). Pets of project personnel
shall not be allowed on-site where they may
encounter any listed species.
7. Construction employees shall strictly limit their
activities, vehicles, equipment, and construction
materials to the Proposed Project footprint and
designated staging areas and routes of travel. The
construction area(s) shall be the minimal area
necessary to complete the project and shall be
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MITIGATION
NUMBER

TIMING

MEASURE

RESPONSIBLE FOR
MONITORING

specified in the construction plans. Construction
limits will be fenced with orange snow screen.
Exclusion fencing should be maintained until the
completion of all construction activities. All
employees shall be instructed that their activities
are restricted to the construction areas.
8. All access points along the northern portion of
the Project boundary adjacent to the open space
buffer shall include signage stating the area is a
sensitive biological area and shall not be entered.

MM BIO-4

Prior to
issuance of
grading
permits on
the Rio
Rockwell Site

MM BIO-4: Prior to the issuance of grading permits on the
Rio Rockwell Site, the Property Owner/Developer shall
include in the landscape plans that mitigate the impacts to
the 0.76-acres of the sandbar willow found onsite will be
replanted at a 13:1 ratio of planting riparian
species/Mulefat scrub (mulefat, willow sp.) for a total of
2.28 acres. The 2.28 acres of riparian species/Mulefat scrub
to be planted onsite shall be incorporated into the riparian
transitional area of the 100-foot buffer between the Project
Site and the adjacent to the San Luis Rey River for no net
loss of acreage function, and value, of a Draft Subarea Plan
Habitat Group A. A Habitat Management Plan shall be
prepared and approved by the City outlining maintenance
activities and success criteria for the 2.28-acres of riparian
species. A conservation easement or other conservation
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MITIGATION
NUMBER

TIMING

MEASURE

RESPONSIBLE FOR
MONITORING

mechanism shall be placed over the buffer area to protect
it in perpetuity with appropriate funding. The long-term
management shall be the responsibility of a qualified land
management entity.

MM CUL-1

Prior to
issuance of
Grading
Permits.

Prior to the issuance of a Grading Permit, the Property
Owner/Developer shall enter into a pre-excavation
agreement, otherwise known as a Tribal Cultural Resources
Treatment and Tribal Monitoring Agreement with the
“Traditionally and Culturally Affiliated (TCA) Native
American Monitor associated with a TCA Luiseño Tribe”. A
copy of the agreement shall be included in the Grading Plan
Submittals for the Grading Permit. The purpose of this
agreement shall be to formalize protocols and procedures
between the Property Owner/Developer and the
“Traditionally and Culturally Affiliated (TCA) Native
American Monitor associated with a TCA Luiseño Tribe” for
the protection and treatment of, including but not limited
to, Native American human remains, funerary objects,
cultural and religious landscapes, ceremonial items,
traditional gathering areas and tribal cultural resources,
located and/or discovered through a monitoring program
in conjunction with the construction of the proposed
project, including Paleontological and Cultural Resources
Assessment Report, Cogstone Resource Management, Inc.
(August 2020), additional archaeological surveys and/or
studies, excavations, geotechnical investigations, grading,
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MITIGATION
NUMBER

TIMING

MEASURE
and all other ground disturbing activities. At the discretion
of the Luiseño Native American Monitor, artifacts may be
made available for 3D scanning/printing, with
scanned/printed materials to be curated at a local
repository meeting the federal standards of 36CFR79.
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