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CHAPTER ES.0 EXECUTIVE SUMMARY
ES.1

Introduction

The California Environmental Quality Act (CEQA), Public Resources Code Section 21000, et seq. requires
that before a public agency makes a decision to approve a project that could have one or more adverse
effects on the physical environment, the agency must inform itself about the project’s potential
environmental impacts, give the public an opportunity to comment on the environmental issues, and
take feasible measures to avoid or reduce potentially harm to the physical environment.
This Draft Environmental Impact Report (DEIR), California State Clearinghouse (SCH) Number
2020089012 was prepared in accordance with CEQA Guidelines Article 9, Section 15120 to 15132, to
evaluate the potential environmental impacts associated with planning, constructing, and operating the
proposed CarMax Auto Superstore Project (hereafter, “Project”). This EIR does not recommend
approval, approval with modification, or denial of the Project; rather, this EIR is a source of factual
information regarding potential impacts that the Project may cause to the physical environment. The
Draft EIR (DEIR) will be available for public review for a minimum period of 45 days. After consideration
of public comment, the City of Oceanside will consider certifying the Final EIR (FEIR) and adopting the
required findings in conjunction with Project approval. In the case that there are any adverse
environmental impacts that cannot be mitigated to below a level of significance, the City of Oceanside
must adopt a Statement of Overriding Considerations, stating why the City is taking action to approve
the Project with or without modification despite its unavoidable impacts.
This Executive Summary complies with CEQA Guidelines Section 15123 “Summary”. This DEIR document
includes a description of the Project and evaluates the physical environmental effects that could result
from Project implementation. This EIR evaluates all subject areas listed in Appendix G of the CEQA
Guidelines, which include the following: Aesthetics, Agriculture and Forestry Resources, Air Quality,
Biological Resources, Cultural Resources, Energy, Geology and Soils, Greenhouse Gas Emissions, Hazards
and Hazardous Materials, Hydrology and Water Quality, Land Use and Planning, Mineral Resources,
Noise, Population and Housing, Public Services, Recreation, Transportation, Tribal Cultural Resources,
Utilities and Service Systems and Wildfire. The scope of the Project was determined through the
consideration of public comment received in response to the DEIR’s Notice of Preparation (NOP). The
NOP and comments received in response to the NOP are attached to this DEIR as Appendix A. Based on
preliminary evaluation of the probable effects of the Project and a thorough review of the comments on
the NOP, the EIR analyzes effects having potentially significant impacts related to the following:







Biological Resources
Cultural Resources
Geology and Soils
Hydrology and Water Quality
Land Use and Planning
Tribal Cultural Resources

Refer to DEIR Chapter 4.0 Environmental Analysis, for a full account and analysis of the subject matters
listed above. During the scoping process, it was determined that there would be no impact or less than
significant impacts to: Aesthetics, Agricultural and Forestry Resources, Air Quality, Energy, Greenhouse
Gas Emissions, Hazards and Hazardous Materials, Mineral Resources, Population and Housing, Public
Services, Recreation, Transportation, Utilities and Service Systems and Wildfire. Although the
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environmental issue areas above were determined to have a less than significant impact or no impact,
an analysis of each of these issue areas was provided for informational purposes. These topics are
described in Chapter 4.0, Environmental Analysis, of this EIR and supported by analysis contained in the
Project technical reports.
For each of the subject environmental topics analyzed in detail in Chapter 4.0, this DEIR describes the
following:







Environmental Setting
Regulatory Setting
Thresholds of Significance
Project Impact Analysis
Mitigation Implementation and Monitoring
Level of Significance after Mitigation

A summary of the Project’s environmental impacts and the mitigation measures required by the City of
Oceanside in order to reduce or avoid these impacts is included in this Executive Summary as Table ES-2
Summary of Impacts, Mitigation Measures and Conclusions. The City of Oceanside applies mitigation
measures which it determines: 1) are feasible and practical for project applicants to implement; 2) are
feasible and practical for the City to monitor and inforce; 3) are legal for the City to impose; 4) have an
essential nexus to the Project’s impacts; and 4) would result in a benefit to the physical environment.
CEQA does not require the Lead Agency to analyze an exhaustive list of every imaginable mitigation
measure, or measures that are duplicative of mandatory regulatory requirements.
This EIR also discusses alternatives to the Project. Alternatives are described and analyzed that would
attain most of the Project’s objectives while avoiding or substantially reducing the Project’s significant
adverse environmental effects. A summary of the Project alternatives analysis is provided below in in
Section ES.4 Project Alternatives and a full discussion of the Project alternatives is provided in Chapter
7.0 Alternatives.

ES.2

Project Synopsis

ES.2.1

Location and Regional Setting

The Project Site consists of approximately 10.54 acres located in the southeastern portion of the City of
Oceanside, San Diego County, California. Refer to Figure 1 Regional Location. The City is bound by the
Pacific Ocean to the west, Camp Pendleton to the north, the City of Vista and unincorporated portions
of the County to the east, and the City of Carlsbad to the south. Major features of the area include the
beaches, Buena Vista Lagoon, the San Luis Rey River, and the open areas of Camp Pendleton. Regional
access is provided from State Route (SR-78), College Boulevard and Plaza Drive. The Project Site is
located approximately seven (7) miles east of downtown Oceanside, south of SR-78, east of College
Boulevard, and west of Thunder Drive. Refer to Figure 2 Vicinity Map and Figure 3 USGS Topographic
Map in Section 2.0 Environmental Setting.
The Project boundary encompasses approximately 10.54 acres on APNs 168-012-42-00 and 168-012-4300. The Project Site is situated on two (2) vacant and undeveloped parcels. The northern parcel is
approximately 1.12 acres and is bounded to the north by the east-bound lanes of SR-78 and to the south
by Plaza Drive. An existing billboard is located on the eastern portion of this parcel. The southern parcel
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is approximately 9.42 acres and is located south of Plaza Drive and west of Thunder Drive. Direct access
to the Project Site would be provided from two (2) access points on Thunder Drive. The proposed
driveway off of Plaza Drive would be for test drives only and would not be accessible to the public.
The Project Site has a zoning and land use designation of Community Commercial (CC) as identified in
the City of Oceanside Zoning Ordinance (Zoning Ordinance) and City of Oceanside General Plan (General
Plan). No change to the Zoning Ordinance or General Plan is required.

ES.2.2

Project Objectives

The underlying purpose of the Project is to develop an underutilized site with a CarMax pre-owned
automobile dealership that would have positive impacts on the City and local economies. The Project
would be achieved through a Conditional Use Permit (CUP), Development Plan, Variance and Sewer
Easement Vacation that would allow for the use of a CarMax facility on the Project Site under its existing
General Plan land use and zoning designations. The primary objectives of the Project are as follows:
1. Construct and operate a retail commercial facility providing local residents with convenient
access to an automobile sales center and related services.
2. Develop a thoughtfully designed, visually appealing automobile sales facility that is aesthetically
compatible with surrounding development.
3. Positively impact local economy by creating employment opportunities and generating tax
revenue.

ES.2.3

Project Summary Description

The Project proposes the construction of a CarMax pre-owned automobile dealership on a vacant,
approximately 10.54-acre site, situated on two (2) parcels (APNs 168-012-42-00 and 168-012-43-00).
Phase I of the Project would consist of a sales and administrative building, service building, private
carwash, associated access drives, landscaped areas, presentation area, staging area, sales display area,
and a customer and employee parking lot on the southern parcel. The northern parcel would be used as
an additional sales display area with a security gate and control island and would be developed as part
of Phase II of the Project.
All vehicle service work is to be performed inside fully-conditioned buildings equipped with rollup doors.
Retail service vehicles and vehicles awaiting disposition off-site are stored in the secured non-public
staging area located southwest of the building on a temporary basis. Vehicular access to that area would
be strictly controlled through the use of embassy-style security gates. Parking spaces are not designated
in this area on the plan due to the change of staging and storage of vehicles within this area on a daily
basis. The non-public carwash is located in the secured staging area. An aboveground fuel storage tank
with a capacity of 4,000 gallons would be located south of the sales building with a non-public fuel pump
adjacent to the carwash within the secured staging area to fuel inventory vehicles as needed.
Prior to issuance of occupancy permits, the following roadway improvements would be completed as
part of the Project to the satisfaction of the City Engineer:
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Widen Thunder Drive along the Project frontage into the Project Site. Parking shall
be restricted along the Project frontage side of Thunder Drive between the two
Project driveways.
Widen Plaza Drive along the Project frontage to the General Plan classification of a
Secondary Collector. The Applicant shall stripe this segment with three (3) travel
lanes (two eastbound lanes and one westbound lane).
Provide a center two-way left turn lane on Plaza Drive in order to match the existing
westbound single travel lane configuration adjacent to the DMV.
Install sidewalks on both sides of Plaza Drive along the Project frontage.
Include striping for bike lanes on both sides of Plaza Drive along the Project
frontage.

The principal discretionary actions required of the City of Oceanside to implement the Project would
include a CUP, Development Plan, Variance, Sewer Easement Vacation and certification of this EIR. All
development approvals required for the Project are provided in Section 3.5 Project Approvals of this EIR.

ES.3

Areas of Controversy

CEQA Guidelines Section 15123(b)(2) requires that areas of controversy known to the Lead Agency (City
of Oceanside) be identified in the Executive Summary.
On August 11, 2020 the City posted a Notice of Preparation (NOP) with the San Diego County (County)
Clerk in accordance with Section 15082 of the CEQA Guidelines. The NOP was mailed to public agencies,
organizations, and other interested individuals to solicit their comments on the scope and content of the
environmental analysis. The NOP provided a general description of the proposed actions, a description
of the Project area, and a preliminary list of potential environmental impacts. The NOP and comments
received during the NOP comment period are included as Appendix A of this EIR and were considered as
part of the preparation of this EIR. Comments received covered numerous topics including aesthetics, air
quality, biological resources, Buena Vista Creek, energy, greenhouse gas emissions, CAP, hazardous
materials, land use and planning, noise, public services, transportation and traffic, parking, tribal cultural
resources, mosquito breeding and vector control. The initial 30-day public scoping period concluded on
September 10, 2020.
Regarding issues to be resolved, this EIR addresses the environmental issues that are known by the City
and identified during the public scoping meeting. The EIR also addresses issues that were identified in
the comment letters that the City received on NOP for the Project (refer to Appendix A).
Besides the topics that were discussed during the NOP and scoping period, there are no identified areas
of controversy associated with the Project identified by the City.

ES.4

Project Alternatives

In compliance with CEQA Guidelines Section 15126.6, an EIR must describe a range of reasonable
alternatives to the Project or to the location of the Project. Each alternative must be able to feasibly
attain most of the Project’s objectives and avoid or substantially lessen the Project’s significant effects
on the environment. A detailed description of each alternative evaluated in this EIR, as well as an
analysis of the potential environmental impacts associated with each alternative, is provided in Section
7.0 Alternatives. Also described in Section 7.0 is a list of alternatives that were considered but rejected
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from further analysis. The alternatives that were considered and further analyzed are provided in the
sections below. Table ES-1 below provides a summary of the effects of each alternative for each of the
environmental impact areas addressed.
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Table ES-1
Comparison of Project and Alternatives Impacts

Environmental
Issue Area

Project Impact

Alternative 1: No
Project
Alternative

Aesthetics

Less Than
Significant

No Impact

Agriculture and
Forestry
Resources

No Impact

No Impact

Air Quality

Less Than
Significant

No Impact

Biological
Resources

Less Than
Significant with
Mitigation
Incorporated

No Impact
(No creek
protection
measures or
Conservation
Easement would
occurbe
established)

Cultural
Resources

Less Than
Significant with
Mitigation
Incorporated

Energy

Less Than
Significant

No Impact

Geology and
Soils

Less Than
Significant with
Mitigation
Incorporated

No Impact

Greenhouse Gas
Emissions

Less Than
Significant

No Impact

CarMax Auto Superstore

No Impact

Alternative 2:
Reduced Project
Alternative

Alternative 3:
Alternative Site
Location

Less Than
Significant
(Less Impact than
Project)
No Impact
(Similar Impact as
Project)
Less Than
Significant
(Less Impact than
Project)

Less Than
Significant
(Less Impact than
Project)
No Impact
(Similar Impact as
Project)
Less Than
Significant
(Less Impact than
Project)
Less Than
Significant with
Mitigation
Incorporated
(Less Impact than
Project – no creek
protection
measures or
Conservation
Easement would
be established)

Less Than
Significant with
Mitigation
Incorporated
(Less Impact than
Project)

Less Than
Significant with
Mitigation
Incorporated
(Less Impact than
Project)
Less Than
Significant
(Less Impact than
Project)
Less Than
Significant with
Mitigation
Incorporated
(Similar Impact as
Project)
Less Than
Significant
(Less Impact than

Less Than
Significant
(Less Impact than
Project)
Less Than
Significant
(Less Impact than
Project)
Less Than
Significant with
Mitigation
Incorporated
(Less Impact than
Project)
Less Than
Significant
(Less Impact than

Alternative 4:
Neighborhood
Commercial Center
Alternative
Less Than
Significant
(Greater Impact
than Project)
No Impact
(Similar Impact as
Project)
Less Than
Significant
(Greater Impact
than Project)

Less Than
Significant with
Mitigation
Incorporated
(Similar Impact as
Project)

Less Than
Significant with
Mitigation
Incorporated
(Similar Impact as
Project)
Less Than
Significant
(Greater Impact
than Project)
Less Than
Significant with
Mitigation
Incorporated
(Similar Impact as
Project)
Less Than
Significant
(Greater Impact
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Environmental
Issue Area

Project Impact

Alternative 1: No
Project
Alternative

Alternative 2:
Reduced Project
Alternative

Alternative 3:
Alternative Site
Location

Project)
Less Than
Significant
(Less Impact than
Project)
Less Than
Significant with
Mitigation
Incorporated
(Less Impact than
Project)
Less Than
Significant with
Mitigation
Incorporated
(Similar Impact as
Project)
No Impact
(Similar Impact as
Project)
Less Than
Significant
(Less Impact than
Project)
No Impact
(Similar Impact as
Project)
Less Than
Significant
(Less Impact than
Project)
Less Than
Significant
(Similar Impact as
Project)

Project)
Less Than
Significant
(Less Impact than
Project)
Less Than
Significant with
Mitigation
Incorporated
(Less Impact than
Project)

Alternative 4:
Neighborhood
Commercial Center
Alternative
than Project)
Less Than
Significant
(Less Impact than
Project)
Less Than
Significant with
Mitigation
Incorporated
(Similar Impact as
Project)
Less Than
Significant with
Mitigation
Incorporated
(Similar Impact as
Project)
No Impact
(Similar Impact as
Project)
Less Than
Significant
(Greater Impact
than Project)
No Impact
(Similar Impact as
Project)
Less Than
Significant
(Greater Impact
than Project)
Less Than
Significant
(Similar Impact as
Project)

Hazards and
Hazardous
Materials

Less Than
Significant

No Impact

Hydrology and
Water Quality

Less Than
Significant with
Mitigation
Incorporated

No Impact

Land Use and
Planning

Less Than
Significant with
Mitigation
Incorporated

No Impact

Mineral
Resources

No Impact

No Impact

Noise

Less Than
Significant

No Impact

Population and
Housing

No Impact

No Impact

Public Services

Less Than
Significant

No Impact

Recreation

Less Than
Significant

No Impact

Transportation

Less Than
Significant

No Impact
(No roadway,
sidewalk or
bicycle lane
improvements
would occur)

Less Than
Significant
(Less Impact than
Project)

Less Than
Significant
(Less Impact than
Project)

Potentially
Significant Impact
(Greater Impact
than Project)

Tribal Cultural
Resources

Less Than
Significant with
Mitigation

No Impact

Less Than
Significant with
Mitigation

Less Than
Significant
(Less Impact than

Less Than
Significant with
Mitigation

CarMax Auto Superstore

Less Than
Significant
(Less Impact than
Project)
No Impact
(Less Impact than
Project)
Less Than
Significant
(Less Impact than
Project)
No Impact
(Similar Impact as
Project)
Less Than
Significant
(Less Impact than
Project)
No Impact
(Similar Impact as
Project)
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Environmental
Issue Area

Project Impact

Alternative 1: No
Project
Alternative

Incorporated

Utilities and
Service Systems

Less Than
Significant

No Impact

Wildfire

Less Than
Significant

No Impact

Meets the
Project
Objectives?

Yes

No

ES.4.1

Alternative 2:
Reduced Project
Alternative

Alternative 3:
Alternative Site
Location

Incorporated
(Less Impact than
Project)
Less Than
Significant
(Less Impact than
Project)
Less Than
Significant
(Similar Impact as
Project)

Project)

Less Than
Significant
(Less Impact than
Project)
Less Than
Significant
(Similar Impact as
Project)

Alternative 4:
Neighborhood
Commercial Center
Alternative
Incorporated
(Similar Impact as
Project)
Less Than
Significant
(Greater Impact
than Project)
Less Than
Significant
(Similar Impact as
Project)

Partially

Partially

No

No Project Alternative

The No Project Alternative assumes that the 10.54-acre Project Site would not be developed and that
the Project Site would remain vacant, as in its present condition. Under the No Project Alternative no
improvements would be made to the Project Site or its immediate surroundings including onsite and offsite utility and infrastructure improvements. The purpose of the No Project Alternative analysis is to
allow a lead agency to compare the impacts of approving the proposed project with the impacts of not
approving the Project.
Under implementation of the No Project Alternative, potentially significant project impacts associated
with biological resources, cultural resources, geology and soils, hydrology and water quality, land use
and planning, and tribal cultural resources would not occur. The No Project Alternative would maintain
the existing undeveloped condition of the Project Site and would avoid all potentially significant
impacts. However, benefits of the Project such as roadway widening improvements, improved traffic
conditions on Plaza Drive along the Project frontage, enhancement of pedestrian and bicyclist
infrastructure, establishment of a Conservation Easement and fencing and signage for creek protection
would not be realized under the No Project Alternative. None of the Project objectives would be
achieved as a result of the No Project Alternative.

ES.4.2

Reduced Project Footprint Alternative

The Reduced Project Footprint Alternative would construct a reduced size CarMax facility. For the
purposes of this analysis, it is assumed that all buildings for sales and service would not change and the
Project total building square footage would remain as 11,447 SF. Under this alternative, it is assumed
that the vehicle sales display, sales and staging area, and customer and employee parking areas are
reduced. Under this alternative an increased biological and planning buffer of 150 feet would be
implemented. This increased buffer would provide a greater buffer between sensitive riparian areas of
the Buena Vista Creek and the proposed CarMax operations. Under the Reduced Project Footprint
CarMax Auto Superstore
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Alternative, the proposed sewer re-alignment would not be required and the Project would utilize the
existing sewer mains in their existing locations. The area of disturbance by grading and earthwork would
also be reduced under this alternative, further reducing impacts to unknown cultural, tribal cultural and
paleontological resources.
The Reduced Project Footprint Alternative would have minor reductions to Project impacts related to
aesthetics, air quality, biological resources, cultural resources, energy, geology and soils, GHG, hydrology
and water quality, noise, public services, transportation, tribal cultural resources and utilities and service
systems. The Project under this alternative would still require all Project mitigation measures in order to
reduce potentially significant impacts to a level below significant. All other impacts would be the same
under the Reduced Project Footprint Alternative and the Project. Project objectives under this
alternative would be partially met.

ES.4.3

Alternative Site Location

Table 7.4-1 provides a list of alternative site locations that were evaluated under this alternative
analysis. As shown in Table 7.4-1, none of the alternative site locations would have met the basic
operational requirements for a CarMax facility. The alternative sites were determined to be either
financially infeasible, have land use or other site restrictions, or were not located within the intended
market area. However, for the purpose of this alternatives analysis, the alternative site located at 1302
Encinitas Boulevard is used to analyze potential impacts related to the construction and operation of the
CarMax Project at this location as it is the most feasible of the alternative site locations. The alternative
site located at 1302 Encinitas Boulevard currently operates as a BMW dealership and any construction
or demolition related to the current site is considered in this alternative analysis.
Development of the Project under the Alternative Site Location alternative would result in reduced
impacts to aesthetics, air quality, biological resources, energy, geology and soils, GHG emissions, hazards
and hazardous materials, hydrology and water quality, land use and planning, noise, public services,
transportation, tribal cultural resources and utilities and service systems. The Project under this
alternative would still require mitigation measures related to geology and soils and hydrology and water
quality for compliance with all geotechnical recommendations and provision of storm water BMPs in
order to reduce potential impacts to a level below significant. All other impacts under this alternative
would be the same under the Alternative Site Location alternative and the Project. Project objectives
under this alternative would be met to an extent, as the alternative site location would not provide the
same development area as the proposed Project Site.

ES.4.4

Neighborhood Commercial Center Alternative

The Neighborhood Commercial Center Alternative would replace the proposed CarMax Project with
another commercial use such as a neighborhood shopping center on the Project Site. Under the CC
zone, uses such as retail sales, food and beverage, full service restaurants and restaurants with drivethru services are permitted, some requiring a use permit. For the purposes of this EIR alternative
analysis, it is assumed that the proposed retail center would develop the entire 10.54-acre Project Site,
both the northern and southern parcels, and buildings would be a maximum of 55,000 SF total. This
estimated building square footage is based on other commercial retail centers in the surrounding area.
Uses within the shopping center could consist of retail ranging from grocery stores, drugstores, cleaners,
beauty and barber shops and fast food services.

CarMax Auto Superstore
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A neighborhood commercial center with a maximum building size of 55,000 SF would generate
approximately 6,600 ADT based on the SANDAG (Not So) Brief Guide of Vehicular Traffic Generation
Rates for the San Diego Region (based on the generation rate of 120 trips/1,000 SF). This alternative
would result in an intensity of approximately 13 times more vehicular trips compared to the Project.
The Neighborhood Commercial Center Alternative would have increased environmental impacts related
to air quality, energy, GHG emissions, noise, public services, transportation and utilities and service
systems due to an increase in building size with a maximum of 55,000 SF and increase in vehicle trips of
6,600 ADT compared to 475 ADT generated by the Project. Impacts to aesthetics, agriculture, biological
resources, cultural resources, geology and soils, hazards and hazardous materials, hydrology and water
quality, land use and planning, mineral resources, population and housing, recreation, tribal cultural
resources and wildfire would be similar to that of the Project. All required mitigation measures under
the Project would also be required under this alternative and would reduce potentially significant
impacts to a level below significant. It is anticipated that transportation mitigation measures would be
warranted as a result of such increases to traffic generated from the Project Site under this alternative.
This alternative would not meet any of the Project objectives.

ES.5

Summary of Impacts, Mitigation Measures and Conclusions

Table ES-2 summarizes the Project’s environmental impacts, as required by CEQA Guidelines Section
15123(a). This table also provides the mitigation measures required to reduce potentially significant
impacts to a level below significance. After implementation of all mitigation measures, all Project
impacts would be reduced to a level below significance. The Project would not result in any significant
and unavoidable impacts.

CarMax Auto Superstore
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Table ES.5-1
Summary of Impacts, Mitigation Measures and Conclusions
Summary of Impact
Aesthetics (See Section 4.2 for the complete analysis of Aesthetics)
Threshold a:

Mitigation Measure

Level of Significance After
Mitigation

No mitigation required.

Less than significant impact.

No mitigation required.

No impact.

No mitigation required

Less than significant impact.

No mitigation required.

Less than significant impact.

The Project would be located in an already urbanized area and would be of similar massing and
appearance to the existing commercial center to the west, the Project would not degrade views from
a visual open space area. Further, the Project would not have an effect on public viewpoint locations
that may include views of the Pacific Ocean due to the distance, topography and intervening
developments. In its present condition, the Project Site does not provide an expansive view of a highly
valued landscape or scenic vista and it would not interfere with views of an existing scenic vista. The
development of the Project would not contrast with surrounding land uses or with the existing visual
landscape.
Impacts to scenic vistas would be less than significant
Threshold b:
The Project Site is located over 30 miles from the State Scenic Highway sections designated by
Caltrans within the County. Caltrans has listed I-5 and SR-76 as eligible for scenic designations;
however, the Project Site is located approximately 3.3 miles east of I-5 and 3.5 miles south of SR-76.
Further, no scenic resources, including trees, rock outcroppings, or historic buildings within a state
scenic highway are present on or adjacent to the Project Site.
No impact to scenic resources within a state scenic highway would occur.
Threshold c:
The Project is located in a primarily urbanized area and would be consistent with the existing CC
zoning and General Plan designation of the Project Site. The existing visual character of the
surrounding area is characterized by development; primarily containing commercial buildings and
various residential developments including both medium- and high-density developments and a
senior living facility. Overall, the Project area would remain developed similar to current conditions.
Although the visual character of the Project Site would change with the addition of the CarMax
Project, the development would not substantially degrade the existing visual character of the
surrounding area and would appear as a continuation of existing development in Project vicinity.
The Project is located in an urbanized area and would not conflict with applicable zoning and other
regulations governing scenic quality, and impacts will be less than significant.
Threshold d:
The Project would contain lighting in the parking lot areas and along the Project Site boundary. The
Project would employ LED lamp technologies in lighting fixtures that would be full cut off with a flat
lens, and downcast to reduce light spill onto adjacent properties. Proper directional shielding of
lighting in parking areas would further prevent glare to adjacent properties. Light poles and associated
pedestals would not exceed 25 feet per Section 3117 of the City of Oceanside Zoning Ordinance and

CarMax Auto Superstore
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Summary of Impact

Mitigation Measure

Level of Significance After
Mitigation

exterior lighting onsite would be reduced after operating hours. All outdoor lighting would comply
with the standards of the Zoning Ordinance, Article 30, Section 3024 and Article 31 for parking lot
lighting requirements.
The Project would not create a new source of light or glare which would adversely affect day or
nighttime views in the area, and impacts will be less than significant.
Agriculture and Forestry Resources (See Section 4.3 for the complete analysis of Agriculture and Forestry Resources)
Threshold a:
No mitigation required.

No impact.

An FMMP map was prepared for the project site and is classified as Urban and Built-Up Land (Figure
10). No prime farmland or unique farmland exist onsite. No prime farmland or unique farmland exist
onsite. In addition, the Project Site is not located in an area rated “good” or “fair” for farming or in a
general area of existing agriculture use as depicted in Figure ERM-7 in the Environmental Resource
Management Element of the General Plan.
The Project would not convert Prime Farmland, Unique Farmland or Farmland of Statewide
Importance to non-agricultural use, and therefore, no impact will occur.
Threshold b:
No mitigation required.

No impact.

The Project Site is zoned as CC, which allows limited agricultural use with approval of an
Administrative Use Permit. The Project does not require a zone change as part of the Project
approvals. There are no areas designated as Williamson Act Contract lands located within the Project
Site.
The Project would not conflict with existing zoning for agricultural use or a Williamson Act Contract
and, therefore, no impact will occur.
Threshold c:

No mitigation required.

No impact.

No mitigation required.

No impact.

No mitigation required.

No impact.

The Project Site is zoned as CC and does not contain lands designated as forest land, timberland or
timberland zoned Timberland Production as defined in the Public Resources Code Sections.
Therefore, no impact to forest land or timberland will occur.
Threshold d:
The Project Site is vacant and located in a developed area surrounded by residential uses, commercial
uses, and transportation corridors. The property is covered in non-native ruderal, iceplant, and
ornamental vegetation with some native coastal sage scrub plants interspersed.
The Project would not result in the loss of forest land or conversion of forest land to non-forest uses,
and therefore, no impact will occur.
Threshold e:
The Project Site is vacant and located in a developed area surrounded by residential uses, commercial
uses, and transportation corridors. No farmland or forest land exists onsite or in the surrounding area.

CarMax Auto Superstore
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Summary of Impact
The Project would not result in the conversion of Farmland to non-agricultural use or forest land to
non-forest uses, and therefore, no impact will occur.
Air Quality (See Section 4.4 for the complete analysis of Air Quality)
Threshold a:

Mitigation Measure

Level of Significance After
Mitigation

No mitigation required.

Less than significant impact.

The Project will not conflict with or obstruct implementation of the applicable air quality plan, and
therefore, impacts will be less than significant.
Threshold b:
No mitigation required.

Less than significant impact.

The Project Site is located in the CC zone pursuant to the Zoning Ordinance and corresponding
General Plan land use designation. No change in the Zoning Ordinance or General Plan is required. A
CUP is proposed to allow for the CarMax Project. Thus, the Project is consistent with the zoning and
land use designations and meets the use that is anticipated in the local plan and SANDAG’s growth
projections and will not conflict with the SIP or RAAQS.
As provided in the Air Quality Assessment, and further provided in Table 4.4-6, Table 4.4-7 and Table
4.4-8, the Project will not exceed SDAPCD thresholds for any pollutant during construction or
operation of the Project.

As displayed in Table 4.4-6, Project construction emissions would not exceed SDAPCD thresholds and
therefore, no direct construction impacts related to air quality are expected. The Applicant has
indicated that as a design feature all diesel equipment would be Tier 4, meaning that equipment
would comply with the latest emission milestone established by the U.S. EPA and CARB, and that the
grading contractor would follow BMPs for grading as it relates to minimizing air quality emissions and
will comply with all SDAPCD rules and regulations.
Project construction emissions will not exceed SDAPCD thresholds for any pollutant, and will not
result in considerable net increase of any criteria pollutant for which the Project region is nonattainment under an applicable federal or state ambient air quality standard (PM10, PM2.5 or O3).
Impacts from Project construction emissions are less than significant.
As shown in Table 4.4-7 and Table 4.4-8, the Project operational emissions would not exceed SDAPCD
thresholds for any pollutant, for which the project region is non-attainment under an applicable
federal or state ambient air quality standard (PM10, PM2.5 or O3). Impacts from operational emissions
are less than significant.
Project operational air quality emissions would not exceed SDAPCD’s area, mobile or energy
thresholds and therefore, the Project would have a less than significant cumulative operational
impact. The Project would not result in a cumulatively considerable net increase of any criteria
pollutant for which the Project region is non-attainment under applicable federal and state ambient
air quality standards, and therefore impacts to air quality will be less than significant.
Threshold c:
No mitigation required.

Less than significant impact.

As shown in Figure 11, sensitive receptors include residences and senior residences. The nearest
sensitive receptors are the medium density residences directly to the east across Thunder Drive, the
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Summary of Impact

Mitigation Measure

Level of Significance After
Mitigation

Brookdale senior living facility located directly south of Buena Vista Creek, an apartment complex
located approximately 0.15 mile southwest of the Project Site and the Lil Jackson Senior Community
located 0.19 mile southwest of the Project Site. The evaluation of air quality impacts to sensitive
receptors is based on the potential to result in physical health issues.
Worst case PM10 from exhaust emissions would cumulatively produce 0.00589 tons (over the total
construction duration of 391 days) or an average of 0.000158 grams/second. The average emission
rate over the grading area is 3.55x10-9 grams/m2/second. The inhalation cancer risk for the closest
residential receptor was found to be 7.97 which would not exceed SDAPCD 10 per one million
exposed significance threshold.
Based on the uses expected on the Project Site, potential long-term operational impacts associated
with the release of TACs will be minimal and would not be expected to exceed the SDAPCD thresholds
of significance presented in Table 4.4-7 and Tale 4.4-8. The annual concentration yields a Health
Hazard Index of 0.0072, which is less than one. Therefore, a less than significant health risk impact will
occur.
The Project would not expose sensitive receptors to substantial pollutant concentrations, and
therefore impacts are less than significant.
Threshold d:

No mitigation required.

Less than significant impact.

Construction odors would be considered short-term and would not affect a substantial number of
people. The Project would be required to comply with the City’s Public Nuisance Law, the SDAPCD
Rule 51 and the California Health and Safety Code. Construction of the Project will not result in other
emissions (such as those leading to odors) affecting a substantial number of people, and impacts are
less than significant.
The operation of the Project would not be expected to cause long-term odor impacts. The Project
does not contain any active manufacturing activities and would not convert agricultural land to
commercial land uses. Objectionable odors would not be emitted by the commercial use.

Operation of the Project will not result in other emissions (such as those leading to odors) affecting a
substantial number of people, and impacts are less than significant.
Biological Resources (See Section 4.5 for the complete analysis of Biological Resources)
Threshold a:
Sensitive Species and Vegetation Communities (Impact BIO-1a and Impact BIO-1b)
The Project has the potential to impact the following sensitive species:
San Diego Sagewort
Although San Diego sagewort is not expected to occur within the Project survey area, if preconstruction, construction and post-construction measures for biological resources protection are not
implementedSensitive plant species such as the San Diego sagewort have the potential to occur
onsite, and therefore, , a potentially significant impact couldwill occur (Impact BIO-1a). ,Section 4.5.5
identifies the mitigation measures required to reduce impacts to a level below significance.
CarMax Auto Superstore

MM-BIO-1

Mitigated below a level of
significance.

Pre-Construction Mitigation Measures
Pre-Construction Meeting: Prior to construction, a qualified biological monitor will
attend the pre-construction meeting, discuss the Project’s biological monitoring
program with construction contractors, and arrange to perform any follow up
mitigation measures (e.g., monitoring construction fencing installation, nest clearance
surveys, biological monitoring) and reporting for the proposed Project.
Resource Delineation and Protection Measures: Prior to construction activities, a
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Summary of Impact
Southern Tarplant, Smooth Tarplant, and Del Mar Mesa Sand Aster
Due to historical species occurrence records for these species exists within three (3) miles of the
Project survey area and/or because marginally suitable habitat exists within the Project survey area,
there is a low to moderate potential for each of these species to occur within the Project survey area.
Because Project construction is anticipated to begin in November 2021, pre-construction surveys
during Spring/Summer 2021 would be required to determine if these species are present within the
Project survey area. If one or more of these species are present, potential impacts to southern
tarplant, smooth tarplant and Del Mar Mesa sand aster could result in a significant impact (Impact
BIO-2a) and mitigation will be required. Section 4.5.5 identifies the mitigation measures required to
reduce impacts to a level below significance.
Sensitive Brodiaea Species
The results of the 2020 Brodiaea species surveys are valid until Spring 2021. Project construction is
anticipated to begin in November 2021. Although Brodiaea species are not expected to occur within
the Project survey area, pre-construction surveys shall be conducted during Spring 2021 to update the
status of the species within the Project survey area. and therefore, the presence of sensitive Brodiaea
species has the potential to occur within the Project area andThis represents a potentially significant
impact (Impact BIO-2b) and mitigation will be required. Section 4.5.5 identifies the mitigation
measures required to reduce impacts to a level below significance.
Fairy Shrimp
Construction of the Project is anticipated to begin in November 2021, however, if Project construction
has not been initiated prior to the 2022/2023 wet season, additional protocol surveys would be
required to update the status of this species within the Project survey area. Although fairy shrimp are
not expected to occur within the Project survey area, if fairy shrimp or fairy shrimp cysts are found
within the Project survey area in subsequent protocol surveys, there is a potential for the Project to
impact this species. This represents a potentially there is a potential for a significant impact (Impact
BIO-3) to Fairy Shrimp and mitigation will be required. Section 4.5.5 provides the mitigation measures
required to reduce this potential impact to a level below significance.
Coastal California Gnatcatcher
Project construction is anticipated to begin in November 2021 and will take approximately 15 months
to complete. Ttherefore, Project construction during the coastal California gnatcatcher breeding
season will not be avoided, and pre-construction surveys will be required during Spring/Summer 2021
to update the status of the coastal California gnatcatcher within the coastal California gnatcatcher
survey area. If coastal California gnatcatcher is identified on the Project Site in subsequent protocol
surveys, there is a potential for the Project to impact this species. will not be initiated prior to the
2021 breeding season, and there isThis represents a potential for apotentially significant impact
(Impact BIO-4) to Coastal California Gnatcatcher and mitigation will be required. Section 4.5.5
provides the mitigation measures required to reduce this potential impact to a level below
significance.
CarMax Auto Superstore

Mitigation Measure

Level of Significance After
Mitigation

qualified biological monitor will supervise the placement of orange construction fencing
or equivalent along the limits of disturbance adjacent to sensitive biological habitats
resources and verify compliance with any other Project mitigation measures. This preconstruction phase will include flagging sensitive plant speciesresources and delineating
buffers to protect sensitive biological resources (e.g., habitats, flora and fauna species,
nesting birds) during construction activities. In addition, appropriate BMPs will be
installed as applicable to provide fugitive dust control, minimize lighting and noise in
adjacent habitats, and avoid the introduction of exotic and invasive plant and animal
species into the area. Responsible construction practices as well as storm water and
runoff management will also be included as part of the BMPs.
Contractor Environmental Awareness Training: Prior to commencement of
construction activities, a qualified biological monitor will meet with all construction
contractors to conduct an on-site contractor environmental awareness training to
discuss the need to avoid impacts outside of the approved construction area and to
protect sensitive flora and fauna (e.g., explain construction limits flagging, discuss
sensitive resource flagging, review wetland buffers, clarify acceptable access
routes/methods and staging areas).
Construction Measures
Biological Monitoring: During construction, all construction activities, including access
and staging, will be restricted to areas previously identified and depicted on the
approved Project plans. A qualified biological monitor will monitor construction
activities as needed to verify that construction activities do not encroach into
biologically sensitive areas and that, if applicable, the mitigation measures developed to
accommodate any sensitive species located during the pre-construction surveys are
being implemented. The qualified biological monitor will complete a Daily Biological
Monitoring Form to document all construction and monitoring activities.
Subsequent Resource Identification: During construction, the qualified biological
monitor will note/act to prevent any new disturbances to habitat, flora, and/or fauna
(e.g., flag newly identified sensitive resources). If active nests or other previously
unknown sensitive resources are detected, all Project activities that may impact the
resource will be delayed until species-specific local, state, or federal regulations have
been determined and applied by the qualified biological monitor.
Post-Construction Measures
Upon completion of Project construction, a post-construction report that summarizes
the construction activities, actual Project impacts, and Project design/mitigation
measures implemented before and during construction will be prepared for the
Project. If Project impacts exceed the approved totals, additional impacts will be
mitigated in accordance with the Subarea Plan and other applicable local, state, and
federal laws. The qualified biological monitor will submit the post-construction report
to the City of Oceanside within 30 days of construction completion.
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Summary of Impact
Least Bell’s Vireo

Mitigation Measure

Level of Significance After
Mitigation

Sensitive Plant Species Including Brodiaea Species (Impact BIO-2a and Impact BIO-2b)

Project construction is anticipated to begin in November 2021 and will take approximately 15 months MM-BIO-2
to complete. T thereforeherefore, construction during the least Bell’s vireo breeding season will not
be initiated prior to the 2021 breeding season, and there is avoided and pre-construction surveys will
be required during Spring/Summer 2021 to update the status of the least Bell’s vireo within the least
Bell’s vireo survey area. If least Bell’s vireo is identified on the Project Site in subsequent protocol
surveys, there is a potential for the Project to impact this species. This represents a potential for
apotentially significant impact (Impact BIO-5) to Least Bell’s vireo and mitigation will be required.
Section 4.5.5 provides the mitigation measures required to reduce this potential impact to a level
below significance.

Prior to construction of the Project, focused sensitive plant species surveys of the within
the Project survey areaSite shall include general rare plant surveys in addition to
focused Brodiaea species surveys by a qualified biologist. Two (2) rareRare plant surveys
shall be conducted twice, including one (1) in early Springspring 2021 and one (1) in late
Springspring/early summerSummer 2021 prior to Project construction in order to
document any sensitive plant species that occur within the Project area. Six (6) (6)
focused Brodiaea species surveys shall be conducted in springSpring 2021 prior to
construction with the timing based on the emergence of the species documented
during reference site checks.

Sensitive Bird Species and Other Migratory Bird Treaty Act-Covered Species

If no sensitive plant species are documented within the Project survey area during
focused surveys, no additional avoidance, minimization, measures or mitigation
measures would be required.

The Project would could result in direct and indirect impacts to Cooper’s hawk, yellow warbler and
other MBTA-covered bird species that occur within and adjacent to the Project footprintsurvey area if
Project construction occurs during the breeding season (January to September for raptors and
February to September for other avian species). This represents a potentially , and therefore a
significant impact (Impact BIO-6) and mitigation will be requiredwill occur. Section 4.5.5 provides the
mitigation measures required in order to reduce impacts to a level below significance.

If sensitive plant species are documented within the Project survey area, impacts to
these species shall be avoided to the extent feasible. Unavoidable impacts shall be
minimized and/or mitigated through compensatory measures (e.g., restoration,
transplantation, habitat preservation) that will be determined based on the species
present, population estimate and significance of the impacts. All significant unavoidable
impacts shall require additional mitigation measures to reduce impacts to below a level
of significance.

Impacts to sensitive mammal species are less than significant.
The Project has the potential towill have an substantial adverse effect, either directly or through
habitat modifications, on a wildlife species identified as a candidate, sensitive, or special status
species in local or regional plans, policies, or regulations, or by CDFW or USFWS. As identified in
Section 4.5.5, impacts to sensitive species will be reduced to a level below significance after
mitigation.

If the results of the 2021 sensitive plant surveys indicated that potentially significant
impacts could occur, an addendum to the Biological Technical Report shall be prepared
documenting the results of the 2021 sensitive plant surveys, potential impacts, and
identifying additional avoidance and minimization measures or mitigation measures
required to further reduce significant impacts to below a level of significance.
Fairy Shrimp (Impact BIO-3)
MM-BIO-3

Prior to construction of the Project, ifIf construction has not been initiated prior to the
first rain event of the 2022/2023 rainy season, additional pre-construction surveys shall
be conducted prior to construction initiation in order to update the status of the fairy
shrimp species within the Project survey area. Pre-construction fairy shrimp surveys
shall be conducted by a qualified biologist in accordance with current USFWS survey
guidelines.
Fairy shrimp species are not expected to occur within the Project survey area; however,
ifIf sensitive fairy shrimp species are documented within the survey area, impacts to
listed fairy shrimp shall be avoided to the extent feasible. Unavoidable impacts to these
species would be considered significant and would require consultation with the USFWS
under Section 10(a)(1)(B) of the ESA to develop project-specific minimization and
mitigation measures to reduce these impacts to below a level of significance.
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Coastal California Gnatcatcher (Impact BIO-4)
MM-BIO-4

Prior to construction of the Project, if construction has not been initiated prior to the
2021 breeding season (February 1), additional Prepre-construction surveys shall be
conducted in Spring/Summer 2021 prior to the anticipated November 2021
construction start dateinitiation to determine ifupdate the status of coastal California
gnatcatcher is present in the Project survey area. Focused coastal California gnatcatcher
surveys shall be conducted by a qualified biologist in accordance with current USFWS
survey guidelines.
Impacts to coastal California gnatcatcher shall be avoided to the extent feasible.
Unavoidable impacts to this species would be considered significant and would require
consultation with the USFWS under Section 10(a)(1)(B) of the ESA to develop projectspecific minimization and mitigation measures (e.g., construction outside of breeding
season, habitat protection, noise attenuation) in order to reduce impacts to a level
below significance. If coastal California gnatcatcher is not detected during the 2021 preconstruction surveys, no indirect impacts to coastal California gnatcatcher will occur as
a result of the Project, and no additional avoidance, minimization, or mitigation
measures shall be required.
If coastal California gnatcatcher is detected nesting within the Project survey area
during the 2021 pre-construction surveys and if it is determined that potential
significant impacts could occur from Project implementation, then additional
avoidance, minimization, and/or mitigation measures would be required. Additional
mitigation measures to reduce impacts to this species to a level below significance
would be determined through coordination/consultation with USFWS and/or CDFW and
may include:
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Between March 1 and September 15, no construction activities shall occur
within any portion of the Project Site where such activities would result in noise
levels exceeding 60 dB(A) hourly average (or the ambient noise level, if it
already exceeds this threshold) at the edge of occupied habitat. An analysis
showing that noise generated by construction activities would not exceed 60
db(A) hourly average (or the ambient noise level, if it already exceeds this
threshold) at the edge of occupied habitat must be completed by a qualified
acoustician (possessing current noise engineer license or registration with
monitoring experience with listed animal species) and approved by the City of
Oceanside and appropriate wildlife agencies at least two weeks prior to the
commencement of construction activities.



If construction noise is anticipated to exceed 60dB(A) hourly average or the
ambient noise level, if it already exceeds this threshold as determined by a
qualified acoustician, then at least two weeks prior to commencement of
construction activities, under the direction of a qualified acoustician, noise
attenuation measures (e.g., berms, walls) shall be implemented to ensure that
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noise levels do not exceed 60 dB(A) hourly average (or the ambient noise level,
if it already exceeds this threshold) at the edge occupied habitat. Noise
monitoring shall be conducted at the edge of occupied habitat to ensure that
noise levels do not exceed 60 dB(A) (or the ambient noise level, if it already
exceeds this threshold). If the noise attenuation techniques implemented are
determined to be inadequate by the qualified acoustician or monitoring
biologist, then the associated construction activities shall cease until such time
that enhanced attenuation techniques (e.g., higher walls, more walls, relocated
walls, limitations on the placement of construction equipment, simultaneous
use of loud equipment) are implemented that can achieve the requisite noise
threshold (or the no take, capture, or kill standard).


All coastal California gnatcatcher mitigation requirements determined by the
monitoring biologist to meet the above stated performance standards shall be
incorporated into the final biological construction monitoring report.

Least Bell’s Vireo (Impact BIO-5)
MM-BIO-5

Prior to construction of the Project, if construction has not been initiation prior to the
2021 breeding season (February 1), additionalPre pre-construction surveys shall be
conducted in Spring/Summer 2021 prior to the anticipated November 2021
construction initiation start date to determine ifupdate the status of least Bell’s vireo is
present in the Project survey area. Pre-construction Ffocused least Bell’s vireo surveys
shall be conducted by a qualified biologist in accordance with current USFWS survey
guidelines.
Impacts to least Bell’s vireo shall be avoided to the extent feasible. Unavoidable impacts
to this species would be considered significant and would require consultation with the
USFWS under Section 10(a)(1)(B) of the ESA to develop project-specific minimization
and mitigation measures (e.g., construction outside of breeding season, habitat
protection, noise attenuation) to reduce these impacts to below a level of significance.
If least Bell’s vireo is not detected during the 2021 pre-construction surveys, or if it is
detected in the same location as during the 2020 surveys, or if it is detected further
downstream from the 2020 detection location, no indirect impacts to least Bell’s vireo
will occur as a result of the Project, and no additional avoidance, minimization, or
mitigation measures shall be required.
If least Bell’s vireo is detected nesting closer to the Project Site during the 2021 preconstruction surveys and if it is determined that potential significant impacts could
occur from Project implementation, then additional avoidance, minimization, and/or
mitigation measures would be required.
Additional mitigation measures to reduce impacts to this species to a level below
significance would be determined through coordination/consultation with USFWS
and/or CDFW and may include the following:
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Between March 15 and September 15, no construction activities shall occur
within any portion of the Project Site where such activities would result in noise
levels exceeding 60 dB(A) hourly average (or the ambient noise level, if it
already exceeds this threshold) at the edge of occupied habitat. An analysis
showing that noise generated by construction activities would not exceed 60
db(A) hourly average (or the ambient noise level, if it already exceeds this
threshold) at the edge of occupied habitat must be completed by a qualified
acoustician (possessing current noise engineer license or registration with
monitoring experience with listed animal species) and approved by the City of
Oceanside and appropriate wildlife agencies at least two weeks prior to the
commencement of construction activities.



If construction noise is anticipated to exceed 60dB(A) hourly average or the
ambient noise level, if it already exceeds this threshold as determined by a
qualified acoustician, then at least two weeks prior to commencement of
construction activities, under the direction of a qualified acoustician, noise
attenuation measures (e.g., berms, walls) shall be implemented to ensure that
noise levels do not exceed 60 dB(A) hourly average (or the ambient noise level,
if it already exceeds this threshold) at the edge occupied habitat. Noise
monitoring shall be conducted at the edge of occupied habitat to ensure that
noise levels do not exceed 60 dB(A) (or the ambient noise level, if it already
exceeds this threshold). If the noise attenuation techniques implemented are
determined to be inadequate by the qualified acoustician or monitoring
biologist, then the associated construction activities shall cease until such time
that enhanced attenuation techniques (e.g., higher walls, more walls, relocated
walls, limitations on the placement of construction equipment, simultaneous
use of loud equipment) are implemented that can achieve the requisite noise
threshold (or the no take, capture, or kill standard).



All least Bell’s vireo mitigation requirements determined by the monitoring
biologist to meet the above stated performance standards shall be incorporated
into the final biological construction monitoring report.

Level of Significance After
Mitigation

Sensitive Bird Species and other MBTA-Covered Bird Species (Impact BIO-6)
MM-BIO-6
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During construction, all vegetation clearing will occur outside of the breeding season
(February 1 to September 15) to avoid impacts to sensitive avian species (e.g., any
species identified as a listed, candidate, sensitive, or special status species; any species
covered by the MBTA). If vegetation clearing must occur during the breeding season, a
qualified biological monitor will conduct a pre-construction survey to determine the
presence or absence of nesting birds on the proposed area of disturbance. The preconstruction survey will be conducted no more than four (4) calendar days prior to the
start of construction activities (including removal of vegetation). The results of the preconstruction nesting bird survey will be submitted to the City of Oceanside for review
and approval prior to initiating any construction activities. If nesting birds are detected,
a letter report or mitigation plan will be prepared and will include proposed measures
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to be implemented to ensure that take of birds or eggs or disturbance of breeding
activities is avoided. The report or mitigation plan will be submitted to the City of
Oceanside and applicable wildlife agencies (CDFW and USFWS), if needed for review
and approval and will be implemented to the satisfaction of the City of Oceansideand
applicable resource agencies. The qualified biological monitor will verify and approve
that all measures identified in the report or mitigation plan are in place prior to and/or
during construction.
Threshold b:
Disturbed Diegan Coastal Sage Scrub (Impact BIO-7)
Mitigated below a level of
significance.
Unavoidable direct impacts to approximately 0.408 acre of disturbed Diegan coastal sage scrub will MM-BIO-7
Prior to issuance of a building permit, the Project shall mitigate impacts to disturbed
occur as a result of the Project and a significant impact (Impact BIO-7) will occur. Section 4.5.5
Diegan coastal sage scrub through agency-approved mitigation within the WCPZ, or
provides the mitigation measures required to reduce this potential impact to a level below
within a PAMA, or other agency-approved mitigation bank with coastal California
significance.
gnatcatcher-occupied Diegan coastal sage scrub at a minimum 3:1 ratio. As such, the
Project shall preserve 1.224 acres of coastal California gnatcatcher-occupied Diegan
The Project would encroach temporarily, approximately six (6) feet, into the 50-foot planning buffer
coastal sage scrub at an agency-approved mitigation bank.
during the proposed sewer realignment. As a result, temporary permanent direct impacts will occur to
approximately 0.008 acre (334 SF) of disturbed habitat within the 50-foot planning buffer. These
Preference is for the mitigation to occur within the City of Oceanside; however, if
impacts are considered temporary as they would recover on their own within one growing season.
mitigation bank options within the City are not available at the time of mitigation credit
Additionally, because these impacts are minimal and because they are located at least 94 feet from
purchase, the preservation of 1.224 acres of coastal California gnatcatcher-occupied
the riparian habitat, no direct impacts to riparian vegetation habitat will occur. In addition, the area
Diegan coastal sage scrub shall occur at an existing, agency-approved mitigation bank
south of the sewer access pathway to the Project Site boundary, which includes the 100-foot buffer
outside of the City and shall be determined and approved through consultation with
and additional land between the sewer access pathway and the buffer, will be designated as biological
USFWS, CDFW, and the City of Oceanside. existing mitigation bank or within a PAMA
open space through the provision of a Conservation Easement and incorporated into the City’s
which shall be determined and approved by the City of Oceanside Planning
Hardline Preserve. This provides additional resource protection for the resources associated with
Department.
Buena Vista Creek.
MM-BIO-1b
The Project would result in temporary anddirect permanent impacts to 0.007 acre of developed land.
The Project would result in temporary anddirect permanent impacts to disturbed land, iceplant,
ornamental and ruderal land cover/vegetation communities. These land cover types are designated as
habitat Group F which consists of lands that do not support natural vegetation. Impacts to this habitat
group are not considered significant and do not require mitigation.
Indirect impacts, including fugitive dust accumulation from adjacent construction activities could
occur to a small patch (approximately 0.040 acre) of disturbed Diegan coastal sage scrub located
approximately 15 feet south of the proposed sewer realignment footprint which has the potential to
interfere with photosynthesis and germination of this sensitive vegetation communityies, and
therefore a significant impact will occur (Impact BIO-1b) and mitigation is required. Section 4.5.5
provides the mitigation measures required to reduce this potential impact to a level below
significance. No indirect impacts to riparian habitat vegetation or open water would result from
Project construction.
No impacts to critical habitat are anticipated to occur from the Project. Critical habitat for the coastal
California gnatcatcher has been designated within the Buena Vista Creek Mitigation AreaHardline
Preserve. The Project, however, has been designed to include the 100-foot buffer on from the edge of
the riparian vegetation associated with Buena Vista Creek, which equates to an approximately 10080to 210140-foot buffer on the designated coastal California gnatcatcher critical habitat. Impacts to
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critical habitat will be less than significant.
Threshold c:
No impacts to potentially jurisdictional resources are expected to occur from implementation of the
Project. The Project has been designed to include the mandatory 100-foot buffer from the edge of the
riparian habitat boundaryvegetation. This buffer includes thea 50-foot biological buffer as well as the
a mandatory 50-foot planning buffer. Project design and implementation would has included the 100foot buffer, which restricts development within that area allowing for the preservation of riparian and
other natural habitats adjacent to the Buena Vista Creek. In addition, the area south the of the sewer
access pathway to the Project Site boundary, which includes the 100-foot buffer and additional land
between the sewer access pathway and the buffer, will be designated as biological open space
through the provision of a Conservation Easement and incorporated into the City’s Hardline Preserve.
This provides additional resource protection for the resources associated with Buena Vista Creek.

Mitigation Measure
MM-BIO-1c

Post-Construction Measures

Level of Significance After
Mitigation
Mitigated below a level of
significance.

Upon completion of Project construction, a post-construction report that summarizes the construction
activities, actual Project impacts, and Project design/mitigation measures implemented before and
during construction will be prepared for the Project. If Project impacts exceed the approved totals,
additional impacts will be mitigated in accordance with the Subarea Plan and other applicable local,
state, and federal laws. The qualified biological monitor will submit the post-construction report to the
City of Oceanside within 30 days of construction completion.

To discourage unauthorized access onto the Project Site, a 6-foot chain link fence with black vinyl
coating and associated signage will connect from the corner of the sales and staging wall and will run
east to west along the sewer access pathway, connecting to a vehicle gate at the eastern end of the
sewer access pathway, and will continue south to connect to the existing fence around the culvert
adjacent to Thunder Drive. Appropriate signage will be provided along the fence identifying the
enclosed area as an Environmentally Sensitive Area, further deterring access to the buffer.
Additionally, the Project will prepare and implement a SWPPP which includes sediment and erosion
control BMPs to minimize the potential for impacts to sensitive riparian habitats, habitat within the
100-foot buffer, and Buena Vista Creek. Such BMPs include placement of straw mulch, soil binders, silt
fencing, gravel bags, street sweeping and vacuuming and storm drain inlet protection. Impacts to
wetlands would be less than significant. and therefore no impacts to riparian habitat will ocHowever,
due to the Project’s close proximity to Buena Vista Creek, the Project has the potential to have a
substantial adverse effect on state or federally protected wetlands and a significant impact (Impact
BIO-1c) will occur.
Threshold d:
No mitigation required.

Less than significant impact.

Due to the high level of disturbance within the Project Site, no impacts to wildlife corridors or native
wildlife nursery sites are expected to occur from implementation of the Project. The Project is not
located within the WCPZ, however, Buena Vista Creek and the associated riparian area along the
southern boundary of the Project Site provides sufficient connectivity to be considered part of both a
local and regional wildlife corridor. The Project has been designed to include the 100-foot buffer from
the edge of the riparian vegetation associated with Buena Vista Creek. In addition, the area south the
of the sewer access pathway to the Project Site boundary, which includes the 100-foot buffer and
additional land between the sewer access pathway and the buffer, will be designated as biological
open space through the provision of a Conservation Easement and incorporated into the City’s
Hardline Preserve. Therefore, no impacts to wildlife corridors are anticipated and the The Project
would not substantially interfere with the movement of any native resident or migratory fish or
wildlife species or with established native resident or migratory wildlife corridors, or impede the use
of native wildlife nursery sites, and impacts will be less than significant.
Threshold e:
No mitigation required.

Less than significant impact.
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The Project is in compliance with Land Use Element of the General Plan Policy 3.11A and 3.11C and
would not conflict with policies 11B, 3.11D and 3.11E. The Project would comply with all applicable
City regulations and requirements related to Landscaping including Section 3019 of the Zoning
Ordinance, Landscape Development Manual and City of Oceanside Municipal Code.
The Project has been designed to include the requisite 100-foot wetland buffer, which includes the
required 50-foot biological buffer on from the jurisdictional edge of the riparian resources habitat as
well as the requisite 50-foot planning buffer. The planning buffer serves as an area of transition
between the biological buffer and specified land uses on adjoining uplands. In addition, the area south
the of the sewer access pathway to the Project Site boundary, which includes the 100-foot buffer and
additional land between the sewer access pathway and the buffer, will be designated as biological
open space through the provision of a Conservation Easement and incorporated into the City’s
Hardline Preserve.
The riparian area and associated natural habitats within the 100-foot buffer will be designated as
biological open space and incorporated into the Preserve per Section 5 of the Oceanside Subarea Plan.
The Project will not conflict with any local policies or ordinances protecting biological resources, and
impacts will be less than significant.
Threshold f:

See mitigation measures MM-BIO-1a, MM-BIO-1b, MM-BIO-1c, MM-BIO-2, MM-BIO-3, MM-BIO-4, MM- Less than significant impact.
BIO-5, MM-BIO-6 and MM-BIO-7 above.

Although the Project was designed to comply with the measures outlined in the MHCP and the
Subarea Plan, the Project has the potential to result in significant impacts to sensitive plant species
and vegetation communities (Impact BIO-1a and Impact BIO-1b), sensitive plant species including
jurisdictional resources (Impact BIO-1c), Brodiaea species (Impact BIO-2a and Impact BIO-2b), fairy
shrimp (Impact BIO-3), coastal California gnatcatcher (Impact BIO-4), least Bell’s vireo (Impact BIO-5),
and sensitive bird species and other MBTA-covered species (Impact BIO-6). The Project would result in
unavoidable direct impacts to disturbed Diegan coastal sage scrub (Impact BIO-7) and therefore, a
significant impact will occur. Section 4.5.5 provides the mitigation measures required to reduce these
potential impacts to levels below significance.
The Project has been designed to avoid impacts to sensitive biological resources to the extent feasible.
For unavoidable impacts, the Project includes mitigation measures consistent with the Subarea Plan to
reduce the potentially significant impacts to sensitive biological resources to below a level of
significance. For example, the Project has been designed to include the requisite 100-foot buffer,
which includes the required 50-foot biological buffer on the riparian vegetation as well as the
requisite 50-foot planning buffer. In addition, the area south of the sewer access pathway to the
Project Site boundary, which includes the 100-foot buffer and additional land between the sewer
access pathway and the buffer, will be designated as biological open space through the provision of a
Conservation Easement and will be incorporated into the City’s Hardline Preserve.
The Project would not conflict with the provisions of an adopted HCP, Natural Community
Conservation Plan, or other approved local, regional, or state HCP.
Cultural Resources (See Section 4.6 for the complete analysis of Cultural Resources)
Threshold a:
No mitigation required.

Less than significant impact.

No historic or prehistoric cultural resources were noted during the survey or resurvey of the Project
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area. A records search was performed at the SCIC and found that 75 cultural resource studies have
previously addressed the one-mile record search radius surrounding the Project area. Of these
reports, none were recorded within the Project area. The SCIC records search also identified 26
cultural resources that were previously recorded within the one-mile record search radius. Of these
resources, none were recorded within the Project area.
No historical resources, as defined in Public Resources Code Section 15064.5 have been identified on
the Project Site, nor have any cultural resources been previously recorded within the Project Site area.
Based on these findings, there is a low potential for impacts to historical resources associated with the
implementation of the Project.
The Project would not cause a substantial adverse change in the significance of a historical resource
pursuant to Public Resources Code Section 15064.5, and therefore, impacts are less than significant.
Threshold b:
No significant archaeological resources have been identified within the Project area and there is a low
potential for impacts to archaeological resources.

Archaeological Resources (Impact CUL-1)
MM-CUL-1a

Prior to issuance of a Grading Permit, the Applicant/Owner shall enter into a preexcavation 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
Applicant/Owner and the “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 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 #D scanning/printing, with scanned/printed materials to be curated
at a local repository meeting the federal standards of 36CFR79.

MM-CUL-1b

Prior to the issuance of a Grading Permit, the Applicant/Owner or Grading Contractor
shall provide a written and signed letter to the City of Oceanside Planning Division
stating that a Qualified Archaeologist and Luiseño Native American Monitor have been
retained at the Applicant/Owner or Grading Contractor’s expense to implement the
monitoring program, as described in the pre-excavation agreement.

MM-CUL-1c

The Qualified Archaeologist shall maintain ongoing collaborative consultation with the
Luiseño Native American monitor during all ground disturbing activities. The
requirement for the monitoring program shall be noted on all applicable construction
documents, including Demolition Plans, Grading Plans, etc. The Applicant/Owner or
Grading Contractor shall notify the City of Oceanside Planning Division of the start and
end of all ground disturbing activities.

MM-CUL-1d

The Qualified Archaeologist and Luiseño Native American Monitor shall attend all

However, given the site’s close proximity to Buena Vista Creek, there is potential for buried cultural
resources within the alluvial deposits along the creek, and therefore a significant impact will occur
(Impact CUL-1).
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significance.
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applicable pre-construction meetings with the General Contractor and/or associated
Subcontractors to present the archaeological monitoring program. The Qualified
Archaeologist and Luiseño Native American Monitor shall be present onsite full-time
during grubbing, grading and/or other ground altering activities, including the
placement of imported fill materials or fill used from other areas of the Project Site, to
identify any evidence of potential archaeological or tribal cultural resources. All fill
materials shall be absent of any and all tribal cultural resources.
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MM-CUL-1e

In order for potentially significant archaeological artifact deposits and/or cultural
resources to be readily detected during mitigation monitoring, a written “Controlled
Grade Procedure” shall be prepared by a Qualified Archaeologist, in consultation with
the Luiseño Native American monitor, other TCA Luiseño Tribes that have participated
in the state-prescribed process for this Project, and the Applicant/Owner, subject to the
approval of City representatives. The Controlled Grade Procedure shall establish
requirements for any ground disturbing work with machinery occurring in and around
areas the Qualified Archaeologist and Luiseño Native American monitor determine to
be sensitive through the cultural resource mitigation monitoring process. The
Controlled Grade Procedure shall include, but not be limited to, appropriate operating
pace, increments of removal, weight and other characteristics of the earth disturbing
equipment. A copy of the Controlled Grade Procedure shall be included in the Grading
Plan Submittals for the Grading Permit.

MM-CUL-1f

The Qualified Archaeologist or the Luiseño Native American monitor may halt ground
disturbing activities if unknown tribal cultural resources, archaeological artifact deposits
or cultural features are discovered. Ground disturbing activities shall be directed away
from these deposits to allow a determination of potential importance. Isolates and
clearly non-significant deposits will be minimally documented in the field, and before
grading proceeds these items shall be secured until they can be repatriated. If items
cannot be securely stored on the Project Site, they may be stored in off-site facilities
located in San Diego County. If the Qualified Archaeologist and Luiseño Native American
monitor determine that the unearthed tribal cultural resource, artifact deposits or
cultural features are considered potentially significant TCA Luiseño Tribes that have
participated in the state-prescribed consultation process for this project shall be
notified and consulted regarding the respectful and dignified treatment of those
resources. The avoidance and protection of the significant tribal cultural resource
and/or unique archaeological resource is the preferable mitigation. If, however, it is
determined by the City that avoidance of the resource is infeasible, and it is determined
that a data recovery plan is necessary by the City as the Lead Agency under CEQA, TCA
Luiseño Tribes that have participated in the state-prescribed consultation process for
this Project shall be notified and consulted regarding the drafting and finalization of any
such recovery plan. For significant tribal cultural resources, artifact deposits or cultural
features that are part of a data recovery plan, an adequate artifact sample to address
research avenues previously identified for sites in the area will be collected using
professional archaeological collection methods. The data recovery plan shall also
incorporate and reflect the tribal values of the TCA Luiseño Tribes that have
participated in the state-prescribed consultation process for this Project. If the Qualified
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Archaeologist collects such resources, the Luiseño Native American monitor must be
present during any testing or cataloging of those resources. Moreover, if the Qualified
Archaeologist does not collect the tribal cultural resources that are unearthed during
the ground disturbing activities, the Luiseño Native American monitor, may at their
discretion, collect said resources and provide them to the appropriate TCA Luiseño
Tribe, as determined through the appropriate process, for respectful and dignified
treatment in accordance with the Tribe’s cultural and spiritual traditions. Ground
disturbing activities shall not resume until the Qualified Archaeologist, in consultation
with the Luiseño Native American Monitor, deems the cultural resource or feature has
been appropriately documented and/or protected.
MM-CUL-1g

The landowner shall relinquish ownership of all tribal cultural resources unearthed
during the cultural resource mitigation monitoring conducted during all ground
disturbing activities, and from any previous archaeological studies or excavations on the
Project Site to the appropriate TCA Luiseño Tribe, as determined through the
appropriate process, for respectful and dignified treatment and disposition, including
reburial at a protected location onsite, in accordance with the Tribe’s cultural and
spiritual traditions. All cultural materials that are associated with burial and/or funerary
goods will be repatriated to the Most Likely Descendant (MLD) as determined by the
Native American Heritage Commission per California Public Resources Code Section
5097.98. No tribal cultural resources shall be subject to curation.

MM-CUL-1h

Prior to the release of the grading bond, a monitoring report and/or evaluation report,
if appropriate, which describes the results, analysis and conclusions of the
archaeological monitoring program (e.g., data recovery plan) shall be submitted by the
Qualified Archaeologist, along with the Luiseño Native American monitor’s notes and
comments, to the City of Oceanside Planning Division for approval.
Threshold c:
Human Remains (Impact CUL-2)
Mitigated below a level of
significance.
No human remains were identified within the Project area during the pedestrian survey and resurvey MM-CUL-2
As specified by California Health and Safety Code Section 7050.5, if human remains are
of the Project Site. The Project Site has been graded in the past and therefore, the possibility of
found on the Project Site during construction or during archaeological work, the person
discovering human remains during construction is considered low. However, due to the fact that the
responsible for the excavation, or his or her authorized representative, shall
Project involves ground disturbance, construction activities have the potential to disturb human
immediately notify the San Diego County Office of the Medical Examiner by telephone.
remains, including those located outside of formal cemeteries, and therefore a significant impact will
No further excavation or disturbance of the Project Site or any nearby area reasonably
occur (Impact CUL-2).
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 onsite in the presence of a Luiseño Native American monitor. By law,
the Medical Examiner will determine within two (2) 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
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to the MLD.
Energy (See Section 4.7 for the complete analysis of Energy)
Threshold a:

No mitigation required.

Less than significant impact.

Existing electrical services are provided in the Project vicinity. The Project would consume electricity
similarly to that of the existing commercial developments to the west and northwest and would
comply with all applicable 2019 Title 24 Part 6 Building Efficiency Standards. The Project would be
designed and built to minimize electricity use so that existing and planned electricity capacity and
supplies would be enough to support the Project’s electricity demand. Operation of the Project would
result in an increased consumption of natural gas compared to existing conditions. Project operation
would not result in potentially significant environmental impact due to wasteful, inefficient, or
unnecessary consumption of energy resources, and impacts are less than significant.
Threshold b:
No mitigation required.

Less than significant impact.

Heavy-duty construction equipment associated with construction activities would rely on diesel fuel to
power off-road construction vehicles and equipment as well as construction worker vehicles and
delivery and haul trucks. Electricity associated with the conveyance of water would be used during
Project construction for dust control and electricity used to power lighting, electronic equipment, or
other construction activities necessitating electrical power. The Project would also result in electricity
used in the production of construction materials such as asphalt, steel, concrete, pipes, and
manufactured or processed materials such as lumber and glass. Construction of the Project would not
typically involve the consumption of natural gas. The Project is not expected to result in a significant
use of transportation related energy resources. The Project would not result in potentially significant
environmental impacts due to wasteful, inefficient, or unnecessary consumption of energy resources
during Project construction, and impacts are less than significant.

The City CAP and ECAE of the General Plan provide goals, policies and measures to meet State GHG
reduction goals and reduce energy consumption. Table 4.7-2 displays the Project’s consistency with
applicable CAP policies. Table 4.7-3 displays the Project’s consistency with ECAE policies. Additionally,
Project construction and operation would generate 308.36 metric tons of carbon dioxide (MT CO2E)
each year and would not exceed the City’s screening threshold for GHG emissions and therefore
would not conflict with the goals of the State. As provided in Table 4.7-2 and Table 4.7-3, the Project
would not conflict with or obstruct local plans for renewable energy or energy efficiency. Projectrelated impacts are less than significant.
Geology and Soils (See Section 4.8 for the complete analysis of Geology and Soils)
Threshold a:
Strong Seismic Groundshaking (Impact GEO-1a)
The Project would not directly or indirectly cause potential substantial adverse effects, including the MM-GEO-1
risk of loss, injury or death involving the rupture of a known earthquake fault, and impacts are less
than significant. The Project Site is likely to be subjected to strong ground motion from seismic
activity similar to that of the rest of the County and Southern California, due to seismic activity of the
region as a whole and a significant impact (Impact GEO-1a) will occur. The Project would not directly
or indirectly cause potential substantial adverse effects, including the risk of loss, injury or death
involving seismic-related ground failure including liquefaction and impacts are less than significant.
The Project would not directly or indirectly cause potential substantial adverse effects, including the
CarMax Auto Superstore

Mitigated below a level of
significance.

Prior to and during construction, the construction contractor shall ensure that Project
construction complies with all recommendations identified on pages 9 – 20 in the
Geotechnical Evaluation prepared by EEI Engineering Solutions (2019). The construction
contractor shall follow the specific guidelines within the Geotechnical Evaluation for
Site preparation, earthwork and onsite improvements.
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risk of loss, injury or death involving landslides, and therefore impacts are less than significant.
Threshold b:
The potential for soil erosion would increase during construction activities, including grading and
demolition, as a result of vehicles and heavy equipment exposing soil surfaces to wind or water, and a
significant impact (Impact GEO-2) will occur. However, prior to obtaining a grading permit the Project
would be required to prepare a Storm Water Pollution Prevention Plan (SWPPP), which would
describe and depict in detail the various grading and construction-related BMPs to be implemented
onsite. The SWPPP would be prepared in conformance with City regulations and the NPDES SWRCB
Construction General Permit. Sediment and erosion control BMPs described in the SWPPP may
include, but are not limited to, straw mulch, soil binders, silt fencing, gravel bags, street sweeping and
vacuuming and storm drain inlet protection.

Mitigation Measure

MM-HYDRO-1 The Project shall incorporate permanent source control BMPS as identified in the Mitigated below a level of
Project SWQMP such as the following:
significance.
BMP Type
Prevention of Illicit
Discharges Into MS4

Storm Drain Signage

Protect Trash Storage
Areas From Rainfall,
Run-On, Runoff and
Wind Dispersal

Additional BMPS
Based on Potential
Sources of Runoff
Pollutants

CarMax Auto Superstore

Level of Significance After
Mitigation

Inspection
Frequency

Summary of Maintenance Activity

A grease trap has been incorporated into the Utility Plan
and dumping of grease down the storm drain is prohibited.
Other good housekeeping practices would be implemented
Continuous
to discourage discharges of non-storm water pollutants,
including cleaning up food and grease with absorbents,
discarding trash, and routine maintenance of grease trap.
Labeling shall be provided for all storm water conveyance
system inlets and catch basins within the Project area.
Continuous Storm drain placards shall be used for signage (stenciling is
prohibited by the City). Inspect and maintain placards as
needed.
Ensure trash enclosure areas are fully contained (three
walls, door and roof) and are provide with attached lids.
Keep containers away from storm drain vicinity. Post signs
on all enclosures and/or dumpsters informing users to keep
Regularly
lid closed and not to dispose of liquid or hazardous
materials. Inspect trash storage areas to ensure integrity of
containers and that area is kept clean. Replace leaking bins.
Clean trash storage areas regularly.
OnSite Storm Drain Inlets: Onsite inlets shall be protected
from any illicit discharges and debris. Inlets shall have
prohibitive signs where all inlets are marked with the words
“NO DUMPING! DISCHARGES TO BAY” or similar. Inlet
markings shall be maintained and periodically repainted on
a regular basis to remove pollutants. Clean inlets regularly
and remove sediments and debris, especially before start
and end of wet season. Keep record of cleaning and
disposal activities.
Regularly as
Need for Future Indoor and Structural Pest Control: Building
Determined
includes doors and windows with sealing that discourages
Necessary
entry of pests. Any pesticides shall be applied minimally in
accordance with manufacturer’s specifications and City and
State requirements.
Landscape/Outdoor Pesticide Use: Final Landscape Plans
shall preserve existing drought tolerant trees, shrubs, and
ground cover to the maximum extent possible, and include
landscaping to minimize irrigation and runoff, to promote
surface infiltration where appropriate, and to minimize the
use of fertilizers and pesticides that can contribute to storm
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Mitigation Measure

Level of Significance After
Mitigation

water pollution.
Fire Sprinkler Test Water: Fire sprinkler test water shall be
drained to sanitary sewer system. During a fire sprinkler
test, the fire riser discharge shall be connected by a hose to
the sewer cleanout.
Miscellaneous Drain or Washwater: Boiler drains shall be
directly or indirectly connected to the sanitary sewer
system and may not discharge to the storm drain.
Plazas, Sidewalks, and Parking Lots: Sweep regularly to
prevent accumulation of litter and debris, debris from
pressure washing must be collected to prevent entry into
the storm drain system.
MM-HYDRO-2 An onsite private underground proprietary BMP in the form of an underground
detention system shall be designed and constructed per the Project SWQMP in
accordance with the San Diego Water Board and City of Oceanside BMP Design Manual.
Storm water shall be conveyed via underground pipes from various parts of the Site
through water quality measures and into the underground detention system.

Threshold c:

MM-HYDRO-3 Low Impact Development (LID) and Site Design BMPs shall be incorporated into the
Project design to reduce impacts to water quality. The contractor shall construct the LID
BMPs in accordance with the Project SWQMP and the engineer of work shall inspect
that all LID BMPs have been constructed in compliance with the approved plans and all
applicable specifications and permits. The widening of Plaza Drive shall be treated via a
green streets approach with the construction of swales behind sidewalks to treat runoff
for water quality and hydromodification purposes.
No mitigation required.
Less than significant impact.

The Project would not be located on a geologic unit or soil that is unstable, or that would become
unstable as a result of the Project and potentially result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse, and impacts are less than significant.
Threshold d:
Expansive Soils (Impact GEO-1b)
The Project would be located on moderately expansive soil with areas of highly expansive soils, as
defined in Table 18-I-B of the 1994 Uniform Building Code (International Conference of Building
Officials, 1994), and a significant impact (Impact GEO-1b) will occur.

Mitigated below a level of
significance.

Threshold e:

Prior to and during construction, the construction contractor shall ensure that Project
construction complies with all recommendations identified on pages 9 – 20 in the
Geotechnical Evaluation prepared by EEI Engineering Solutions (2019). The construction
contractor shall follow the specific guidelines within the Geotechnical Evaluation for
Site preparation, earthwork and onsite improvements.
No mitigation required.
Less than significant impact.

The Project would not have soils incapable of adequately supporting the use of septic tanks or
alternative waste water disposal system, and therefore, no impact will occur.
Threshold f:

Paleontological Resources (Impact GEO-3)

Although the Project Site has been previously graded, Project grading would include 12,500 CY of cut.

MM-GEO-3a
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MM-GEO-1

Mitigated below a level of
significance.

Prior to the issuance of a grading permit, the applicant shall submit a letter to the City
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Mitigation Measure

Due to the high sensitivity of the Santiago Formation underlying the Site, the Project would have the
potential to disturb a paleontological resource and a significant impact (Impact GEO-3) will occur.

Level of Significance After
Mitigation

from a qualified professional paleontologist or a California Registered Professional
Geologist with appropriate paleontological expertise, as defined by the Society of
Vertebrate Paleontology’s guidelines, indicating that they have been retained by the
applicant to prepare and implement a Paleontological Resources Impact Mitigation
Program (PRIMP). The qualified paleontologist shall be available “on-call” to the City
and the applicant throughout the duration of ground-disturbing activities. The PRIMP
shall include preconstruction coordination; construction monitoring; emergency
discovery procedures; sampling and data recovery, if needed; preparation,
identification and analysis of the significance of fossil specimens salvaged, if any;
museum storage of any specimens and data recovered; and reporting. Earth-moving
construction activities shall be monitored wherever these activities will disturb
previously undisturbed sediment. Monitoring will not need to be conducted in areas
where sediments have been previously disturbed or in areas where exposed sediments
will be buried but not otherwise disturbed. In such cases, spot-checking of the
excavation Site is sufficient. This mitigation measure shall apply to all excavation
activities within the Santiago Formation with high sensitivity and for any construction
activities that involve excavation greater than three (3) feet in depth within geologic
units with low paleontological sensitivity (Qya).
MM-GEO-3b

Prior to the issuance of a grading permit, the City shall confirm the following measure is
identified on the grading plan and will be implemented:
Grading activities are subject to a Paleontological Resource Impact Mitigation Program
(PRIMP). If potential fossils are discovered by construction crews or during monitoring
by a qualified paleontologist, all earthwork or other types of ground disturbance within
50 feet of the discovery shall stop immediately until the qualified professional
paleontologist can assess the nature and importance of the discovery. If a fossil of
scientific value or uniqueness is identified by the paleontologist, the paleontologist shall
record the find and allow work to continue or recommend salvage and recovery of the
fossil. If treatment and salvage is required, recommendations shall be consistent with
Society of Vertebrate Paleontology guidelines and currently accepted scientific practice
and shall be subject to review and approval by the City. Work in the affected area may
resume once the fossil has been assessed and/or salvaged and the City, in consultation
with the professional paleontologist, has provided written approval to resume work.

Greenhouse Gas Emissions (See Section 4.9 for the complete analysis of Greenhouse Gas Emissions)
Threshold a:

No mitigation required.

Less than significant impact.

Construction of the Project would result in GHG emissions primarily associated with the use of offroad construction equipment, on-road hauling and vendor trucks and worker vehicles. Construction of
the Project would entail site preparation, grading, paving, building construction and architectural
coatings. Based on the results of Table 4.9-3, the 30-year average emissions would be 18.52 MT CO2E.
The Project would generate 308.26 MT CO2E each year during a typical operational year. This includes
the combined operational and construction GHG emissions over a 30-year period.
The Project would serve up to approximately 237 customers per day, which would be considered the
CarMax Auto Superstore
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service population for the Project. Given this, the Project would generate approximately 1.3 MT
CO2E/SP, which is less than the 3.5 MT CO2E/SP CAP threshold for projects that will be implemented
prior to year 2025. Thus, the Project will not generate GHG emissions, either directly or indirectly, that
may have a significant impact on the environment and impacts are less than significant.
Threshold b:
No mitigation required.

Mitigation Measure

Level of Significance After
Mitigation

Less than significant impact.

The Project would be consistent with the policies set forth in the City General Plan Land Use Element
and ECAE as provided in Section 4.9.2 that are designed to reduce the emissions of GHG, promote
alternative transportation and other methods of efficiency. The Project would promote energy
efficiency within buildings including energy efficient appliances.
In accordance with the ECAE, the Project would be an infill Project surrounded by other commercial
development to the west and northwest and residential developments to the east and south. Seven
(7) A total of 22 EV charging parking spaces and 11 charging facilities would be provided in the
customer and employee parking lot in accordance with the California Green Building StandardsCity’s
Zoning Ordinance Section 3048. Project construction would comply with all construction waste
diversion requirements. The Project would not conflict with the General Plan applicable goals and
policies related to GHG emissions.
The Project would not exceed the City’s 900 MT CO2E screening threshold for Projects that must
assess Project-induced emissions against CAP-aligned thresholds of significance. Further, the Project
would generate approximately 1.3 MT CO2E/SP, which is less than the 3.5 MT CO2E/SP CAP threshold
for projects that will be implemented prior to year 2025.
Therefore, the Project would be in compliance with the City’s CAP and the Project would not generate
a significant impact to GHG emissions. The Project would not conflict with an applicable plan, policy,
or regulation adopted for the purpose of reducing the emissions of GHG, and impacts are less than
significant.
Hazards and Hazardous Materials (See Section 4.10 for the complete analysis of Hazards and Hazardous Materials)
Threshold a:
No mitigation required.

Less than significant impact.

Construction of the Project would entail routine transport of typical construction materials potentially
hazardous to humans, wildlife, and sensitive environments. These materials could include gasoline,
diesel fuel, used oil, solvents, cleaners, lead paint debris, lubricants, and other petroleum-based
products used for the operation and maintenance of construction equipment and vehicles. Handling
of these hazardous materials would be temporary in nature, and limited to quantities and
concentrations consistent with a typical infill commercial use of this size. Thus, Project construction
would not create a significant hazard to the public or the environment through the routine transport,
use or disposal of hazardous materials, and impacts are less than significant.
Only minor vehicle servicing will occur including routine maintenance, oil changes, tire rotations
diagnostic and mileage services. No major mechanical work, body work or painting will occur within
the service building.
Operational activities including vehicle servicing, carwash, fueling and fuel storage, and other service
related activities would comply with all applicable federal, state and local laws and regulations, would
CarMax Auto Superstore
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Mitigation Measure

Level of Significance After
Mitigation

obtain all required DEH HMD permits and would prepare a Hazardous Materials Business Plan which
would reduce potential impacts related to hazardous materials to a level below significance.
Operational impacts related to the routine transport, use or disposal of hazardous materials will be
less than significant.
Threshold b:

No mitigation required.

Less than significant impact.

No mitigation required.

Less than significant impact.

The Project Site is not located within 0.25 mile of an existing or proposed school. Compliance with
applicable state, local, and federal laws and preparation of a Hazardous Materials Business Plan would
ensure all construction and operational activities involving potentially hazardous materials would not
result in a significant hazard to the public or the environment. The Project would not exceed SDAPCD
thresholds for any pollutant during construction and operation phases of the Project. There are no
schools located within one-quarter mile of the Project area. Therefore, the Project would not emit
hazardous emissions or handle hazardous or acutely hazardous materials, substances or waste within
one-quarter-mile of an existing or proposed school, and impacts are less than significant.
Threshold d:
No mitigation required.

Less than significant impact.

A Cortese List Verification (Appendix Q) pursuant to Government Code Section 65962.5 was prepared
and the Project Site. The Project is not located on a site which is included on a list of hazardous
materials sites compiled pursuant to Government Code section 65962.5 and as a result, would not
create a significant hazard to the public or environment, and therefore, no impact will occur.
Threshold e:
No mitigation required.

Less than significant impact.

The Oceanside Municipal Airport is located approximately 4.2 miles northwest of the Project Site. The
Project Site is not located within the Oceanside Municipal Airport Influence Area or any of the safety
zones as displayed in the Oceanside ALUCP. Therefore, the Project would not result in a safety hazard
or excessive noise for people residing or working in the Project area, and impacts are less than
significant impact.
Threshold f:
No mitigation required.

Less than significant impact.

The adopted emergency plans applicable to the Project area consist of the Multi-Jurisdictional Hazard
Mitigation Plan for San Diego County, the San Diego County Emergency Operations Plan, and City
Emergency Plan. Compliance of all Fire Department requirements would ensure the Project would not
impair an adopted emergency response plan or emergency evacuation plan, and impacts are less than
significant.
Threshold g:
No mitigation required.

Less than significant impact.

Compliance with applicable state, local, and federal laws and preparation of a Hazardous Materials
Business Plan would ensure all operational activities involving potentially hazardous materials would
not result in the release of such materials into the environment.
The Project would not create a significant hazard to the public or the environment through reasonably
foreseeable upset and accident conditions involving the release of hazardous materials into the
environment, and therefore, impacts are less than significant.
Threshold c:

CarMax Auto Superstore
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Mitigation Measure

The Project Site is not located in a SRA as recognized by the Board of Forestry and Fire Protection as
areas where California Department of Forestry and Fire Protection (CAL FIRE) is the primary
emergency response agency responsible for fire suppression and prevention. The Project is not
located adjacent to wildland areas and therefore, would not exacerbate wildfire risks and thereby
expose people or structures to a significant risk of loss, injury or death involving wildland fires and
impacts are less than significant.
Hydrology and Water Quality (See Section 4.11 for the complete analysis of Hydrology and Water Quality)
Threshold a:
Water Quality Standards (Impact HYDRO-1a, 1b, and 1c) and Potential for Erosion (Impact HYDRO-2)

Level of Significance After
Mitigation

Mitigated below a level of
significance.

The Project would violate a water quality standard or waste discharge requirement or otherwise MM-HYDRO-1 The Project shall incorporate permanent source control BMPs as identified in the
substantially degrade surface or groundwater quality, and a significant impact (Impact HYDRO-1a)
Project SWQMP such as the following:
will occur. The potential for erosion and pollutant discharge would increase during construction as a
result of vehicles, heavy equipment and general earth work accelerating the erosion process. Wind
Inspection
BMP Type
Summary of Maintenance Activity
erosion has the potential to occur on bare soils or where vehicles and equipment cause dust. Fuels,
Frequency
oils, lubricants, or other hazardous substances and waste used and/or generated during construction
Prevention of Illicit
A grease trap has been incorporated into the Utility Plan and
have the potential to be released and further impact water quality. The Project would be required to
Discharges Into MS4
dumping of grease down the storm drain is prohibited. Other
prepare and implement a SWPPP to employ numerous erosion control, sediment control, tracking
good housekeeping practices would be implemented to
Continuous
control, materials and waste management, and inspection and maintenance BMPs to minimize the
discourage discharges of non-storm water pollutants,
potential for erosion, sedimentation and water quality impacts related to the grading and
including cleaning up food and grease with absorbents,
construction process. During construction the Project has the potential to violate a water quality
discarding trash, and routine maintenance of grease trap.
standard or waste discharge requirement, and will have a significant impact (Impact HYDRO-1b).
Storm Drain Signage
Labeling shall be provided for all storm water conveyance
system inlets and catch basins within the Project area. Storm
Continuous
Post-construction, the Project would introduce impervious surfaces and new sources of pollutants
drain placards shall be used for signage (stenciling is
from urban runoff. Impervious site features consist of sales and administrative building, service
prohibited by City). Inspect and maintain placards as needed.
building, private carwash, associated access drives, presentation area, staging area, sales display area,
Protect Trash Storage
Ensure trash enclosure areas are fully contained (three walls,
and a customer and employee parking lot. During operation the Project has the potential to violate a
Areas From Rainfall,
door and roof) and are provide with attached lids. Keep
water quality standard or waste discharge requirement, and will have a significant impact (Impact
Run-On, Runoff and
containers away from storm drain vicinity. Post signs on all
HYDRO-1c).
Wind Dispersal
enclosures and/or dumpsters informing users to keep lid
Regularly
closed and not to dispose of liquid or hazardous materials.
Inspect trash storage areas to ensure integrity of containers
and that area is kept clean. Replace leaking bins. Clean trash
storage areas regularly.
On-Site Storm Drain Inlets: On-site inlets shall be protected
from any illicit discharges and debris. Inlets shall have
prohibitive signs where all inlets are marked with the words
“NO DUMPING! DISCHARGES TO BAY” or similar. Inlet
markings shall be maintained and periodically repainted on a
Additional BMPS
Regularly as
regular basis to remove pollutants. Clean inlets regularly and
Based on Potential
Determined
remove sediments and debris, especially before start and
Sources of Runoff
Necessary
end of wet season. Keep record of cleaning and disposal
Pollutants
activities.
Need for Future Indoor and Structural Pest Control: Building
includes doors and windows with sealing that discourages
entry of pests. Any pesticides shall be applied minimally in
CarMax Auto Superstore
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Mitigation Measure

Level of Significance After
Mitigation

accordance with manufacturer’s specifications and City and
State requirements.
Landscape/Outdoor Pesticide Use: Final Landscape Plans
shall preserve existing drought tolerant trees, shrubs, and
ground cover to the maximum extent possible, and include
landscaping to minimize irrigation and runoff, to promote
surface infiltration where appropriate, and to minimize the
use of fertilizers and pesticides that can contribute to storm
water pollution.
Fire Sprinkler Test Water: Fire sprinkler test water shall be
drained to sanitary sewer system. During a fire sprinkler test,
the fire riser discharge shall be connected by a hose to the
sewer cleanout.
Miscellaneous Drain or Washwater: Boiler drains shall be
directly or indirectly connected to the sanitary sewer system
and may not discharge to the storm drain.
Plazas, Sidewalks, and Parking Lots: Sweep regularly to
prevent accumulation of litter and debris, debris from
pressure washing must be collected to prevent entry into the
storm drain system.
MM-HYDRO-2 An onsite private underground proprietary BMP in the form of an underground
detention system shall be designed and constructed per the Project SWQMP in
accordance with the RWQCB and City of Oceanside BMP Design Manual. Storm water
shall be conveyed via underground pipes from various parts of the Project Site through
water quality measures and into the underground detention system.

Threshold b:

MM-HYDRO-3 Low Impact Development (LID) and Site Design BMPs shall be incorporated into the
Project design to reduce impacts to water quality. The contractor shall construct the LID
BMPs in accordance with the Project SWQMP and the engineer of work shall inspect
that all LID BMPs have been constructed in compliance with the approved plans and all
applicable specifications and permits. The widening of Plaza Drive shall be treated via a
green streets approach with the construction of swales behind sidewalks to treat runoff
for water quality and hydromodification purposes.
No mitigation required.
Less than significant impact.

Due to the depth of groundwater and the proposed use and development of the Project, the Project
would not substantially decrease groundwater supplies or interfere substantially with groundwater
recharge, such that the Project may impede sustainable groundwater management of the basin, and
impacts are less than significant impact.
Threshold c:
See mitigation measures MM-HYDRO-1, MM-HYDRO-2, and MM-HYDRO-3 above.

Mitigated below a level of
significance.

The Project has the potential to result in exposed soils or changes in runoff that could result in erosion
or siltation during the construction phase of the Project, and will have a significant impact (Impact
HYDRO-2). The Project would not alter existing drainage patterns onsite or increase net runoff after
CarMax Auto Superstore
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Mitigation Measure

Level of Significance After
Mitigation

development. The Project would not substantially increase the rate or amount of surface runoff in a
manner which would result in flooding on- or off-site, and impacts are less than significant.
Additionally, the ultimate discharge points would remain the same. The Project would comply with all
recommendations set forth in the Project SWQMP and Drainage Study which are designed in
compliance with the San Diego Water Board and City BMP Design Manual. The Project would not
create or contribute runoff water which would exceed the capacity of existing or planned storm water
drainage systems or provide substantial additional sources of polluted runoff, and impacts are less
than significant.
The total net reduction of peak flows to Buena Vista Creek from pre- to post-development conditions
would be approximately 2.60 cfs.
Therefore, the Project would not substantially alter the existing drainage pattern of the Project Site or
area, including through the alteration of the course of a stream or river or through the addition of
impervious surfaces in a manner which would impede or redirect flood flows, and impacts are less
than significant.
Threshold d:
No mitigation required.

Less than significant impact.

The southern portion of the Project Site lies within Zone X of the FEMA 500-year floodplain and Zone
AE of the 100-year floodplain (FEMA FIRM Panel 06073C0758G effective 5/16/19). The Project Site is
not located immediately adjacent to any lakes or confined bodies of water and therefore, the
potential for a seiche to affect the Project Site is considered low. In flood hazard, tsunami, or seiche
zones, the Project would not risk release of pollutants due to Project inundation, and impacts are less
than significant.
Threshold e:
No mitigation required.

Less than significant impact.

The Project Site is not located within a basin that requires a designated groundwater sustainability
plan. Thus, the Project would not conflict with a sustainable groundwater management plan.
The Project would not conflict with or obstruct implementation of a water quality control plan or
sustainable groundwater management plan, and impacts are less than significant.
Land Use and Planning (See Section 4.12 for the complete analysis of Land Use and Planning)
Threshold a:
No mitigation required.

No impact.

The Project Site is located in a primarily developed, urbanized area. The Project proposes a concrete
sidewalk along the Project frontage on both sides of Plaza Drive, where currently a dirt path is being
used to cross the Project frontage from the existing commercial center to the west to the DMV to the
east. The proposed sidewalk, associated landscaping, and proposed pedestrian ramps would assist in
the safe movement connection for the existing established community. The Project would also
provide bicycle lanes on both sides of Plaza Drive along the Project frontage to further allow for
connections to the surrounding community.
The Project would not physically divide an established community, and therefore no impact will occur.
Threshold b:
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Mitigated below a level of
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The Project does not require a change to the CC zoning designation. The Project will require issuance
of a CUP in compliance with Section 1120 of the Zoning Ordinance in order to allow for the use of
vehicle sales, service stations and automobile washing under the CC zone. The Project would not
conflict with the City of Oceanside Zoning Ordinance.
Table 4.12-1 provides the City’s applicable General Plan Land Use Element objectives and policies
followed by a land use consistency analysis with regard to each policy. The Project would not conflict
with a General Plan Land Use Element Policy.
Although the Project was designed to comply with the measures outlined in the MHCP and the
Subarea Plan, the Project has the potential to result in significant impacts to sensitive plant species
and vegetative communities, jurisdictional resources, Brodiaea species, fairy shrimp, coastal California
gnatcatcher, least Bell’s vireo, and other MBTA-covered species. The Project would result in
unavoidable direct impacts to disturbed Diegan coastal sage scrub which will be considered a
significant impact (Impact LU-1).
As shown in Table 4.12-2, the Project would not conflict with the applicable policy objectives of the
Regional Plan. No significant impacts to air quality have been identified and no mitigation is required,
and impacts related to a regional air quality plan will be less than significant.
Noise (See Section 4.13 for the complete analysis of Noise)
Threshold a:
No mitigation required.

Less than significant impact.

As displayed in Table 14.4-3, if all equipment were working in the same area, at a distance as close as
330 feet, at worst case scenario, Project construction would result in an eight-hour average of 66 dBA
at the property line. Construction equipment for the Project would not operate any construction
equipment at a level in excess of 85 dBA at 100 feet from the source in accordance with the City
standard. In absence of a City standard for property line construction noise the City relies on the
County of San Diego standard of 75 dBA Leq. The Project would also meet the County’s standard for
construction activities at or beyond a property line not to exceed 75 dBA. Project construction would
not generate a substantial temporary increase in ambient noise levels in excess of local standards, and
impacts are less than significant.
Based on the information in Table 4.14-4, property line noise levels would result in 41.3 dBA and
would not exceed the City’s property line noise standards for both commercial and residential uses.
The Project would not generate substantial permanent increase in ambient noise levels in the vicinity
of the Project in excess of local standards, and impacts related to operational noise are less than
significant.
The Project would result in an increase in the noise levels by less than 0.5 dBA. Therefore, the
anticipated traffic volumes as a result of the Project would increase, but not in the amount resulting in
an increase of 3 dBA or greater. Impacts related to off-site transportation impacts are less than
significant.
The Project would not generate a substantial temporary or permanent increase in ambient noise
levels in the vicinity of the Project in excess of standards established in the General Plan or Noise
Ordinance, or applicable standards of other agencies. Impacts are less than significant.
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Mitigation Measure
No mitigation required.

Level of Significance After
Mitigation
Less than significant impact.

Using the methodology prescribed by Caltrans, the ground vibration produced by a large bulldozer at
the property line of the site to the nearest residence (330 feet) would produce a peak particle velocity
of 0.0019 ips PPV. Caltrans recommends a vibration velocity threshold of 0.2 ips PPV for assessing
vibration impacts to occupants of residential structures. Therefore, the Project would not generate
excessive groundborne vibration during construction activities. The Project would not generate
excessive groundborne vibration or groundborne noise during construction, and impacts are less than
significant.
Once operational, the Project would include vibration and noise associated with used car sales,
vehicle service work including a car wash, truck deliveries of vehicles parts and supplies and customer
vehicle trips including customer test drives. Project operation would also include rooftop HVAC
systems on the sales and service buildings. Operation activities related to the sales and service
buildings and carwash are not uses typically associated with excessive groundborne vibrations.
Impacts related to operational groundborne vibration and noise will be less than significant.
Threshold c:
No mitigation required.

No impact.

No private airstrips are located within the vicinity of the Project Site. The Project is located
approximately 4.2 miles southeast of the Oceanside Municipal Airport; however, the Project Site is not
located within the Oceanside Municipal Airport Influence Area or any of the safety zones displayed in
the Oceanside Municipal ALUCP. The Project is not located within the vicinity of a private airstrip or an
airport land use plan and therefore would not expose people residing or working in the project area to
excessive noise levels, and therefore, no impact will occur.
Population and Housing (See Section 4.15 for the complete analysis of Population and Housing)
Threshold a:
No mitigation required.

No impact.

The Project does not include the construction of any new residential development. The Project would
serve existing residences in the region and is unlikely to cause significant growth due to the nature of
the development. Therefore, implementation of the Project would not directly or indirectly induce
substantial unplanned population growth in the area, and no impact will occur.
Threshold b:
No mitigation required.

No impact.

The Project would construct a CarMax pre-owned automobile facility on a vacant parcel located in a
developed area surrounded primarily by residential and commercial developments. The Project would
not displace substantial numbers of existing housing or people necessitating the construction of
replacement housing elsewhere, and no impact will occur.
Public Services (See Section 4.16 for the complete analysis of Public Services)
Threshold a:
No mitigation required.

Less than significant impact.

Fire Protection
The Project would contribute to all required development impact fees in accordance with the City’s
current requirements, a portion of which would go towards funding fire protection services in the City.
The Project will be reviewed by OFD to ensure that the Project meets all requirements related to
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access, fire hydrants and setbacks and would comply with all conditions set forth for Project approval.
Existing fire protection services are adequate to serve the Project and the need for new or altered fire
protection facilities is not expected. The Project would not result in substantial adverse physical
impacts associated with the provision of new or physically altered governmental facilities, the
construction of which could cause significant environmental impacts, and impacts are less than
significant impact.
Police Protection
OPD has existing staff levels adequate to meet current demands for police protection in this area and
does not foresee any unique law enforcement problems associated with this Project, and OPD does
not anticipate the need to hire additional officers in order to provide services for the Project (Armijo,
2020). Additionally, OPD anticipates that the Project would not have an impact on response times
(Armijo, 2020). The Project is not anticipated to negatively impact OPD’s ability to provide adequate
services or OPD response time goals. Additionally, the Project would contribute to all required
development impact fees in accordance with the City’s current requirements, a portion of which go
towards funding police services in the City. Existing police protection is adequate to serve the
proposed automobile retail facility and the need for new or altered police protection facilities is not
expected. The Project would not result in substantial adverse physical impacts associated with the
provision of new or physically altered governmental facilities, the construction of which could cause
significant environmental impacts, and impacts are less than significant impact.
Schools
The Project is a commercial development for a pre-owned automobile dealership and would not
construct housing that is expected to result in the generation of additional school aged children which
would require the provision of new or physically altered school facilities. Additionally, the Project
would contribute to all required development impact fees for schools in accordance with the City’s
current requirements, which go towards funding school facilities in the City. The current impact fee
for schools required for a commercial Project in the Carlsbad School District is $0.61 per square foot.
The Project would not result in substantial adverse physical impacts associated with the provision of
new or physically altered governmental facilities, the construction of which could cause significant
environmental impacts, and no impact will occur.
Parks
The Project is a commercial development for a pre-owned automobile dealership and would not result
in the addition of any residents that require the use of existing neighborhood or regional parks or
other recreational facilities, nor would it require construction of new or physically altered park
facilities. Therefore, the Project would not be subject to the payment of park land dedication fees. The
Project would not result in substantial adverse physical impacts associated with the provision of new
or physically altered governmental facilities, the construction of which could cause significant
environmental impacts, and no impact will occur.
Other
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There are no other public services, facilities, or infrastructure anticipated to be required or impacted
due to the construction and operation of the Project, and no impact will occur.
Recreation (See Section 4.17 for the complete analysis of Recreation)
Threshold a:

Mitigation Measure

No mitigation required.

Level of Significance After
Mitigation

Less than significant impact.

The Project is a commercial facility and although the number of people visiting the site would increase
compared to existing conditions, due to the nature of the development, and the fact it does not
encourage population growth, the Project would not increase the use of existing neighborhood and
regional parks or other recreational facilities. It is typically residential projects that result in an
increase in demand on parks and recreation facilities. Additionally, the Project would pay all
appropriate development fees, a portion of which would go towards funding of park and recreation
facilities in the City. Therefore, the Project would not increase the use of existing neighborhood and
regional parks or other recreational facilities such that substantial physical deterioration of the facility
will occur or be accelerated, and the impacts are less than significant.
Threshold b:
No mitigation required.

No impact.

The Project Site is currently vacant and does not include recreational facilities. The Project does not
include residential development that would increase long-term populations in the Project vicinity
leading to an increased use of recreational facilities. The development of the CarMax Project would
not require the construction or expansion of recreational facilities which might have an adverse
physical effect on the environment, and no impact will occur as a result.
Transportation (See Section 4.18 for the complete analysis of Transportation)
Threshold a:
No mitigation required.

Less than significant.

Prior to issuance of occupancy permits, the following roadway improvements would be completed as
part of the Project to the satisfaction of the City Engineer:






Widen Thunder Drive along the Project frontage into the Project Site. Parking shall be
restricted along the Project frontage side of Thunder Drive between the two Project
driveways.
Widen Plaza Drive along the Project frontage to the General Plan classification of a Secondary
Collector. The Applicant shall stripe this segment with three (3) travel lanes (two eastbound
lanes and one westbound lane).
Provide a center two-way left turn lane on Plaza Drive in order to match the existing
westbound single travel lane configuration adjacent to the DMV.
Install sidewalks on both sides of Plaza Drive along the Project frontage.
Include striping for bike lanes on both sides of Plaza Drive along the Project frontage.

General Plan Consistency
Table 4.18-2 provides the Project’s consistency with applicable policies and implementation strategies
provided in the Circulation Element Master Transportation Roadway Plan. The Project would not
conflict with any applicable policies of the Circulation Element and impacts are less than significant.
Multi Modal Transportation
CarMax Auto Superstore

March 2021
Page ES-38

ES.0 Executive Summary

Summary of Impact

Mitigation Measure

Level of Significance After
Mitigation

Existing pedestrian infrastructure from College Boulevard to Thunder Drive were analyzed and
deficiencies were found on the north side of Plaza Drive from the Project Site east to Thunder Drive
where the north side is missing sidewalk infrastructure. The Project would include widening
improvements along Plaza Drive and would include installation of sidewalks on both sides of Plaza
Drive along the Project frontage, where sidewalks did not previously exist, providing additional access
to the adjacent commercial areas.
The LTS bicycle analysis included the assessment of bicycle facilities in the vicinity of the Project. The
Project would include widening improvements along Plaza Drive which would include bicycle lanes on
both sides of the street along the Project frontage, where bicycle lanes did not previously exist.
No transit improvements are required as part of the Project. Bus service operations and frequency are
provided in Table 4.18-5.
The Project would not conflict with the City’s General Plan Circulation Element or other plans related
to multi-modal transportation systems. The Project would not conflict with a program, plan, ordinance
or policy addressing the circulation system, including transit, bicycle and pedestrian facilities and
therefore will have a less than significant impact.
Threshold b:
No mitigation required.

Less than significant impact.

The project will generate 475 ADT (18 AM peak hour trips (11 inbound and 7 outbound) and 50 PM
peak hour trips (31 inbound and 19 outbound). The Project is designated as CC by the General Plan
and no change to the General Plan designation is required. In accordance with screened out project
type #20 provided in Table 4.18-3, the Project is consistent with the adopted General Plan and will
generate less than 1,000 ADT, and is therefore screened out from a transportation VMT analysis. The
Project would not conflict or be inconsistent with CEQA Guidelines Section 15064.3 subdivision (b),
and therefore impacts are less than significant.
Threshold c:
No mitigation required.

Less than significant impact.

Driveways proposed along Plaza Drive and Thunder Drive would be consistent with the City’s
Engineers Design and Processing Manual which includes driveway standards to provide safe geometric
designs and line of sight for drivers, pedestrians and bicyclists. OFD has reviewed the Site Plan details
to ensure that fire truck access roadways meet City standards. Fire lanes within the customer and
employee and sales display parking lots have been designed and reviewed by OFD and provide
adequate width, turn-around radius and access to the building. The Project would not substantially
increase hazards due to a geometric design feature or incompatible use, and impacts will be less than
significant.
Threshold d:
No mitigation required.

Less than significant impact.

Emergency access to the Project Site would be provided by the two (2) driveways located off of
Thunder Drive and the driveway off Plaza Drive. A Knox Box would be provided at the Plaza Drive
security gate and control island as well as in the building lobby and would provide access to all gates
and doors onsite. The Phase II sales display area would also have a Knox Box located at the security
gate and control island. The OFD has reviewed the proposed Site Plan details to ensure that fire truck
access roadways meet City standards and that access would be provided to all sides of the structure.
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The Project would comply with the CFC and the OMC requirements which are intended to ensure
adequate emergency access. Project roadway improvements along Plaza Drive and Thunder Drive
would improve circulation along the surrounding roadways of the Project Site and therefore would
improve emergency access in the surrounding areas of the Project Site. The Project would meet or
exceed such requirements and therefore, the Project would not result in inadequate emergency
access, and impacts will be less than significant.
Tribal Cultural Resources (See Section 4.19 for the complete analysis of Tribal Cultural Resources)
Threshold a:
Mitigation measure MM-CUL-1a through MM-CUL-1h, identified above in this table, will reduce this Mitigated below a level of
impact to below a level of significance.
significance.
No cultural resources were identified in the Project area during the pedestrian survey and no cultural
resources have been previously recorded within the Project area. The record search of the Sacred
Lands File held by the NAHC had negative results. Based on the data and information obtained, there
is a low potential for impacts to cultural resources associated with implementation of the Project.
However, due to the Project’s proximity to Buena Vista Creek the potential for buried cultural
resources within alluvial deposits along the creek exists. Therefore, the Project will result in a
significant impact (Impact TCR-1a).
Threshold b:
See mitigation measures MM-CUL-1a through MM-CUL-1h identified above in this table.
Mitigated below a level of
significance.
Consultation and coordination has been initiated with the culturally-affiliated tribes to identify any
potential tribal cultural resources located onsite or in the Project vicinity. Consultation coordination
indicated that the Project is located in the territory of the Rincon Band of Luiseño Indians and is within
the Bands specific Area of Historic Interest (AHI) and is therefore traditionally and culturally affiliated
to the Project area. Embedded in the Luiseño territory are Rincon’s history, culture and identity.
Considering this information, there is potential for the discovery of unknown tribal cultural resources
during Project grading activities, and therefore a significant impact will occur (Impact TCR-1b).
Utilities and Service Systems (See Section 4.20 for the complete analysis of Utilities and Service Systems)
Threshold a:
No mitigation required.
Less than significant impact.
Water
As part of the proposed off-site improvements, the Project would connect to existing water
infrastructure in the vicinity and the construction of onsite and off-site water infrastructure would be
required to serve the Project. A new 2-inch domestic water service line would run east to west along
the middle of the southern parcel of the Project Site. The Project would also include a 1-inch irrigation
meter and 1-inch backflow on the south side of Plaza Drive, west of the test drive-only driveway and
security gate. A ¾-inch irrigation meter and ¾-inch backflow would be provided on the north side of
Plaza Drive east of the driveway and security gate. These onsite water infrastructure improvements
are considered within the Project footprint, as described in the Project Description (Section 3.0 of this
EIR). These onsite water infrastructure improvements do not result in any new Project-footprint
related impacts beyond those already disclosed in this document.
Off-site Project improvements would include the extension of the existing 10-inch water line west of
the Project Site and would provide a 12-inch PVC water main along Plaza Drive that would run across
the Project frontage and the DMV and would be looped to Thunder Drive. The construction related
activities to install this infrastructure was included in the air quality, GHG and noise analysis of this EIR
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(see Section 4.4, Section 4.8 and Section 4.14) and construction related air quality and GHG emissions
are less than significant. Similarly, construction related noise impacts are less than significant. These
off-site improvements would be located within already disturbed/developed areas and would not
result in impacts to sensitive resources. Impacts related to construction of these off-site water
improvements are less than significant.
Further, as part of the entitlement application review process, the City of Oceanside Water Utilities
Department has reviewed the Project and has provided a letter stating that: “As part of this
[entitlement] process, any off-site improvements to the City’s water and sewer systems that are
necessary to accommodate the proposed Project must be identified and included as part of the
development. Once the entitlement process is complete, the flow and capacity allowances will be set
aside for the approved project.”
Wastewater Treatment
The Project would connect to existing sewer infrastructure in the vicinity. The Project would realign
the existing sewer mains and would construct a new 12-inch and new 21-inch PVC sewer main that
would run along the southern portion of the site, south of the sales and staging and customer and
employee parking lots, and would connect to existing sewer to the west and to the east in Thunder
Drive. The existing 12-inch and 21-inch sewer mains located directly north of the proposed sewer
mains would be abandoned. An existing sewer easement for the City runs east to west along the
southern portion of the Project Site is to be relocated in line with the proposed sewer realignment.
The existing sewer easement that runs north to south on the eastern portion of the site is to be
vacated.
The sewer realignment would encroach approximately six (6) feet into a small portion of the 50-foot
planning buffer. This is a temporary direct impact and was analyzed in Chapter 4.5 Biological
Resources. As detailed in Section 4.5.4, temporary permanent direct impacts will occur to
approximately 0.008 acre (334 SF) of disturbed habitat within the 50-foot planning buffer. These
impacts are considered temporary as they would recover on their own within one growing season.
Additionally, because these impacts are minimal and occur to disturbed habitat, and because they are
located at least 94 feet from the riparian habitat, no direct significant impacts will occur.
As part of the Project review process, the City of Oceanside Wastewater Division of the Water Utilities
Department reviewed the Project and has provided a letter stating that: “As part of this [entitlement]
process, any off-site improvements to the City’s water and sewer systems that are necessary to
accommodate the proposed project must be identified and included as part of the development. Once
the entitlement process is complete, the flow and capacity allowances will be set aside for the
approved project.” Impacts related to the construction or relocation of new or expanded wastewater
facilities will be less than significant.
Storm Water Drainage
As discussed in Chapter 4.11 Hydrology and Water Quality, storm water drainage facilities would be
located entirely onsite. The northern parcel would be constructed solely of permeable material and
runoff from the southern parcel would be treated via an underground proprietary BMP. The Project
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would not create or contribute runoff which would exceed the capacity of an existing or planned
storm water drainage system.
The construction related activities to install this infrastructure was included in the air quality, GHG and
noise analysis of this EIR (see Section 4.4, Section 4.8 and Section 4.14) and construction related air
quality and GHG emissions are less than significant. Similarly, construction related noise impacts are
less than significant. The environmental effects of installing these facilities have been evaluated within
this EIR and these improvements are included within the Project development footprint. These onsite
storm water infrastructure improvements are considered within the Project footprint, as described in
the Project Description (Section 3.0 of this EIR). These onsite storm water infrastructure
improvements do not result in any new project-footprint related impacts beyond those already
disclosed in this document. Impacts related to the construction or relocation of new or expanded
storm water drainage facilities will be less than significant.
Gas, Electric Power, and Telecommunication Facilities
The 8-inch fire water supply and gas and water services would run south of the sales and
administration building through the customer and employee parking lot. New electrical services and
telephone lines would run east to west through the customer and employee parking lot. The
construction related activities to install this infrastructure was included in the air quality, GHG and
noise analysis of this EIR (see Section 4.4, Section 4.8 and Section 4.14) and construction related air
quality and GHG emissions are less than significant. Similarly, constriction related noise impacts are
less than significant. The environmental effects of installing these facilities have been evaluated within
this EIR and these improvements are included within the Project development footprint. These onsite
gas, electric and telecommunications infrastructure improvements are considered within the Project
footprint, as described in the Project Description (Section 3.0 of this EIR). These onsite energy and
telecommunications infrastructure improvements do not result in any new Project-footprint related
impacts beyond those already disclosed in this document.
Impacts related to the construction or relocation of new or expanded gas, electric power, or
telecommunication facilities will be less than significant.
Threshold b:
No mitigation required.

Less than significant impact.

The anticipated water demand for the Project is 200,000 to 300,000 gallons per year based on the
water usage of existing CarMax facilities in the region of similar size. A Water Supply Assessment
pursuant to SB 610 is not required for the Project as it does not propose the construction of 500
residential units, or development with an equivalent water demand.
The UWMP considered the City’s planning documents (e.g., General Plan), regional planning
documents, and the SANDAG Series 13 Growth Forecast in determining future water demand. Water
demand assumptions for the Project Site in the 2015 UWMP would have been based on a commercial
land use, since that was the land use designation at the time the UWMP was prepared. The Project
Site still has a commercial land use designation and no change in land use or zoning is required as part
of the Project.
The Project would be in compliance with the Zoning Code and General Plan designations and
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therefore water demand for the Project has been planned for in the City and regional water supply
documents that are based on the buildout of the City. There would be sufficient water supplies
available from the City Water Utilities Department to serve the Project and reasonably foreseeable
future development during normal, dry, and multiple dry years. Impacts will be less than significant.
Threshold c:
No mitigation required.

Level of Significance After
Mitigation

Less than significant impact.

The Project would be anticipated to generate approximately 11,700 gpd of wastewater. The 2015 SMP
considers existing flow conditions as well as future growth projected by a number of specific nearterm development projects and SANDAG’s long-term (2050) regional growth projections. Wastewater
demand assumptions for the Project Site in the SMP would have been based on a commercial land
use, since that was the land use designation at the time the SMP was prepared. The Project Site still
has a commercial land use designation, and no change in the land use or zoning is required as part of
the Project.
The Project is in compliance with the General Plan and Zoning Ordinance and therefore the Project’s
wastewater demand has been planned for in the City’s wastewater system plans which are based on
buildout of the City, as discussed above. Impacts related to adequate wastewater treatment capacity
would be less than significant.
No mitigation required.

Less than significant impact.

No mitigation required.

Less than significant impact.

Threshold d:
The Project is estimated to generate a total of 37,603 pounds of solid waste annually. This estimate,
however, does not account for landfill diversion that would result from recycling and waste reduction
activities. Given the remaining lifespan of the El Sobrante Landfill and the Project’s waste generation,
the landfill would have sufficient permitted capacity remaining to serve the Project. Additionally, the
Project would participate in the City’s recycling programs which would further reduce solid waste
being sent to the landfill. The Project would provide three (3) separate trash enclosures each properly
labeled for solid waste, recyclable waste and organic waste as required by the City. The trash
enclosures would contain a metal roof and would be placed behind corrugated metal panel gates.
The Project is not expected to generate solid waste in excess of the capacity of local infrastructure or
state or local standards, nor is it expected to impair the attainment of solid waste reduction goals, and
impacts will be less than significant.
Threshold e:
In accordance with the City’s adoption of the CALGreen Building Standards Code, a Waste
Management Plan would be submitted to the City prior to the issuance of building permits. This
Waste Management Plan would provide detail of how non-hazardous construction waste generated
during the course of the Project would be recycled or salvaged for re-use at a minimum rate of 65%.
Compliance with the City waste requirements would ensure compliance with all federal, state and
local management and reduction statutes and regulations for solid waste, and impacts will be less
than significant.
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No mitigation required.

Less than significant impact.

With compliance of all Fire Department requirements, the Project would not impair an adopted
emergency response plan or emergency evacuation plan, and impacts are less than significant.
Threshold b:
No mitigation required.

Less than significant impact.

The Project Site is not located in a very high fire hazard severity zone within the Oceanside Local
Responsibility Area as mapped by CAL FIRE, and is not located within a SRA where CAL FIRE is the
primary emergency response agency responsible for fire suppression and prevention. The Project
would provide all required setbacks, fire truck access, fire hydrants, address numbers, sprinklers and
an OPTICOM system on all gates in accordance with the OFD requirements. As provided in the Public
Safety Element of the General Plan (Figure PS-11), SR-78 to the north, College Boulevard located to
the west of the Project Site and Lake Boulevard to the south are the nearest evacuation routes. El
Camino High School would be the nearest refuge center as provided in the Public Safety Element of
the General Plan.

The Project Site is relatively flat and slopes gently south toward Buena Vista Creek. Elevations range
from approximately 180 to 220 feet amsl. The Project Site is not located in a very high fire hazard
severity zone within the Oceanside Local Responsibility Area as mapped by CAL FIRE, nor is the site
located within a SRA where CAL FIRE is the primary emergency response agency responsible for fire
suppression and prevention.
Therefore, the Project would not exacerbate wildfire risks due to slope, prevailing winds and other
factors and thereby expose Project occupants to pollutant concentrations from a wildfire or the
uncontrolled spread of a wildfire, and impacts are less than significant.
Threshold c:
No mitigation required.

Less than significant impact.

No installation or maintenance of associated infrastructure such as roads, fuel breaks or emergency
water sources, power lines or other utilities would be required for the Project that would exacerbate
fire risk or that would result in temporary or ongoing impacts to the environment, and impacts are
less than significant.
Threshold d:

Less than significant impact.

No mitigation required.

FEMA Flood Insurance Rate Map (FIRM) panel 06073C0766G was also reviewed to determine if the
site was located within an area designated as a Flood Hazard Zone. The southern portion of the
Project Site lies within Zone X of the FEMA 500-year floodplain and Zone AE of the 100-year
floodplain. Therefore, the Project would not expose people or structures to significant risks, including
downslope or downstream flooding or landslides, as a result of runoff, post-fire slope instability or
drainage changes, and impacts are less than significant.
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CHAPTER 1.0
1.1

INTRODUCTION

Project Overview

This Environmental Impact Report (EIR) is an informational document intended to inform public agency
decision-makers and the general public of the significant environmental effects of implementation of
the CarMax Auto Superstore project (Project), identify possible ways to minimize the significant impacts,
and describe reasonable alternatives to the Project. The public agency decision-makers shall consider
the information in the EIR, along with other information, which may be presented to the agency as part
of the administrative record for informational purposes.
The Project would construct a CarMax pre-owned automobile dealership facility on an approximately
10.54-acre site located on two vacant parcels within the City of Oceanside, in San Diego County (Project
Site). The northern parcel is bounded to the north by the east-bound lanes of State Route (SR) 78 and to
the south by Plaza Drive on Assessor’s Parcel Number (APN) 168-012-42-00. The southern parcel is
located south of Plaza Drive and west of Thunder Drive on APN 168-012-43-00. The Project would
include a sales building, service building, non-public carwash, presentation area, staging area, sales
display area, customer and employee parking lot, landscaped areas, and associated access drives. The
northern parcel would be used as an additional sales display area.

1.2

Purpose of the California Environmental Quality Act and
the Environmental Impact Report

The California Environmental Quality Act of 1970 (Public Resources Code [PRC] Sections 1500 et seq.)
(CEQA) was enacted by the California Legislature in 1970. As noted under State CEQA Guidelines Section
150021, CEQA has four basic purposes.
1. Inform governmental decision-makers and the public about the potential, significant
environmental effects of proposed activities.
2. Identify the ways that environmental damage can be avoided or significantly reduced.
3. Prevent significant, avoidable damage to the environment by requiring changes in projects
through the use of alternatives or mitigation measures when the governmental agency finds the
changes to be feasible.
4. Disclose to the public the reasons why a governmental agency approved the project in the
manner the agency chose if significant environmental effects are involved.
The purpose of this EIR is to publicly disclose the significant effects of the proposed CarMax Project on
the environment, to identify alternatives that would avoid or substantially lessen a significant effect, and
to indicate the manner in which those significant effects can be mitigated or avoided, pursuant to CEQA
Guidelines Section 15021, which requires a public agency to avoid or mitigate significant environmental
impacts of projects it carries out or approves whenever it is feasible to do so. In instances where
significant impacts cannot be avoided or mitigated, a project may nonetheless be carried out or
approved if the approving agency finds, through a Statement of Overriding Considerations, that

1

All references to CEQA Guidelines herein shall mean California Code of Regulations, Title 14, sections 1
5000 et seq.
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economic, legal, social, technical, or other benefits outweigh the unavoidable significant environmental
impacts.

1.3

Intended Uses of the Environmental Impact Report

This EIR has been prepared in conformance with the requirements of the CEQA Guidelines; and the
rules, regulations, and procedures adopted by the City of Oceanside (City). As stated above, the purpose
of the EIR is to evaluate potential environmental impacts associated with the development of the
proposed CarMax Project. The City, in its role as Lead Agency, as defined by CEQA Guidelines Section
15051, has determined that an EIR is the appropriate environmental document for the proposed
CarMax Project.
This EIR has been prepared as a “Project EIR”, as defined in Section 15161 of the CEQA Guidelines. In
accordance with CEQA, this EIR examines the environmental impacts of a specific development project,
the proposed Project, and focuses on the physical changes in the environment that would result from
the development of the Project. The EIR examines all phases of the Project including planning,
construction, and operation.
In the event that any future Project-related actions require discretionary review, in accordance with
CEQA Guidelines Sections 15162 through 15164, those actions would be examined in light of this EIR
using a written checklist or similar device to determine whether the action is within the scope of the EIR,
requiring no subsequent environmental documentation, or whether preparation of an additional CEQA
document is required.

1.4

Scope and Content of the Environmental Impact Report

As the Lead Agency, the City is responsible for determining the scope and content of this EIR, a process
referred to as “scoping.” As part of the scoping process, the City considered the environmental
resources present on the Project Site and in the surrounding area and identified the probable
environmental effects of the proposed CarMax Project. On August 11, 2020 the City posted a Notice of
Preparation (NOP) with the San Diego County (County) Clerk in accordance with Section 15082 of the
CEQA Guidelines. The NOP was mailed to public agencies, organizations, and other interested individuals
to solicit their comments on the scope and content of the environmental analysis. The NOP provided a
general description of the proposed actions, a description of the Project area, and a preliminary list of
potential environmental impacts.
In accordance with State-mandated pandemic regulations, a virtual public scoping meeting was held on
August 26, 2020 at 6:00 p.m. to gather additional public input. The purpose of the meeting was to
present the Project to the public through use of display maps, diagrams, and a presentation describing
the Project components and potential environmental impacts. City staff and members of the local
community attended the scoping meeting and/or submitted written comment during the public
comment period. Scoping meeting attendees were provided an opportunity to voice comments or
concerns regarding the potential effects of the Project. The NOP and comments received during the NOP
comment period are included as Appendix A of this EIR and were considered as part of the preparation
of this EIR. Comments received covered numerous topics including aesthetics, air quality, biological
resources, energy, greenhouse gas emissions, hazardous materials, land use and planning, noise, public
services, transportation and traffic, tribal cultural resources and vector control. The initial 30-day public
scoping period concluded on September 10, 2020.
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This EIR evaluates all subject areas listed in Appendix G of the CEQA Guidelines, which include the
following: Aesthetics, Agriculture and Forestry Resources, Air Quality, Biological Resources, Cultural
Resources, Energy, Geology and Soils, Greenhouse Gas Emissions, Hazards and Hazardous Materials,
Hydrology and Water Quality, Land Use and Planning, Mineral Resources, Noise, Population and
Housing, Public Services, Recreation, Transportation, Tribal Cultural Resources, Utilities and Service
Systems and Wildfire.
Based on preliminary evaluation of the probable effects of the Project and a thorough review of the
comments on the NOP, the EIR analyzes effects having potentially significant impacts related to the
following:







Biological Resources
Cultural Resources
Geology and Soils
Hydrology and Water Quality
Land Use and Planning
Tribal Cultural Resources

During the scoping process, it was determined that there would be no impact or less than significant
impacts to: Aesthetics, Agricultural and Forestry Resources, Air Quality, Energy, Greenhouse Gas
Emissions, Hazards and Hazardous Materials, Mineral Resources, Population and Housing, Public
Services, Recreation, Transportation, Utilities and Service Systems and Wildfire. Although the
environmental issue areas above were determined to have a less than significant impact or no impact,
an analysis of each of these issue areas was provided for informational purposes. These topics are
described in Chapter 4.0, Environmental Analysis, of this EIR and supported by analysis contained in the
Project technical reports.

1.4.1

Draft EIR and Public Review

This Draft EIR was prepared under the direction and supervision of the City, as the Lead Agency. This
draft EIR will be made available to members of the public, responsible agencies and interested parties
for a 45-day public review period in accordance with CEQA Guidelines Section 15105.
Public review of the draft EIR is intended to focus on the sufficiency of the document in identifying and
analyzing the possible impacts on the environment and ways in which the significant effects of the
Project might be avoided or mitigated. The Notice of Completion (NOC) of the draft EIR will be filed with
the State Clearinghouse as required by CEQA Guidelines Section 15085. In addition, the Notice of
Availability of the draft EIR will be distributed pursuant to CEQA Guidelines Section 15087. Interested
parties may provide comments on the EIR in written form. This EIR and related technical appendices are
available for review during the 45-day public review period (December 18, 2020 to February 1, 2021) at
the following locations:
City of Oceanside Planning Division Counter
Civic Center at 300 North Coast Highway, Oceanside, CA 92054
City of Oceanside website: https://www.ci.oceanside.ca.us/gov/dev/planning/ceqa/default.asp
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Interested agencies and members of the public may submit written comments on the adequacy of the
EIR to the City’s Development Services Department at 300 North Coast Highway, Oceanside, California
92054,
addressed
to
Richard
Greenbauer,
Principal
Planner,
or
emailed
to
RGreenbauer@oceansideca.org. Comments on the Draft EIR must be received by the close of business
on the last day of the 45-day public review period unless the City grants an extension.

1.4.2

Final EIR Publication and Certification

Once the 45-day public review period concluded, the City reviewed all public comments on the Draft EIR
and provided a written response to each individual comment pertaining to the environmental issues of
the Project. The FEIR includes all written comments received during the public review period and
responses to each comment (Appendix T of the FEIR) and revisions to the Draft EIR.
Each written public comment letter was assigned an alphanumeric label, and the individual comments
within each written comment letter are bracketed and numbered accordingly. As such, the first
comment in Comment Letter A is numbered A-1. As identified in Table 1.4-1, a total of 12 comment
letters were received and are numbered A through L.
Table 1.4-1
Public Comment Letters
Comment
Letter
A
B
C
D
E
F
G
H
I
J
K
L

Commenter

Association

Rincon Band of Luiseño Indians
Matthew Klure
Erandy Segovia
Christian Julliay
Kevin Steiger
Ryan Dynes
Catherine Hansen
Preserve Calavera
Deborah Curtis
Buena Vista Audubon Society
California Department of Transportation (Caltrans)
California Department of Fish and Wildlife (CDFW)

Federally Recognized Tribe and Sovereign Government
Individual
Individual
Individual
Individual
Individual
Individual
Organization
Individual
Organization
State Agency
State Agency

The responses to each comment to the Draft EIR represent a good-faith, reasoned effort to address the
environmental issues identified by the comments. Under the CEQA Guidelines, the City, as lead agency,
is not required to respond to all comments on the Draft EIR, but only those comments that raise
environmental issues. In accordance with CEQA Guidelines Section 15088 and 15204, the City has
evaluated the comments and prepared the attached written responses describing the disposition of any
significant environmental issues raised. CEQA does not require the City to conduct every test or perform
all research, study, and experimentation recommended or demanded by commenters. Rather, CEQA
requires the lead agency to provide a good faith effort, reasoned analysis supported by factual
information.
In the case of specific comments, the City has responded with specific analysis; in the case of a general
comment or a recurring comment where repeat issues are expressed, the reader is referred to a series
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of “Topical Responses”, where applicable. For this reason, each reviewer is encouraged to review the
Topical Responses and the other written responses for further information.
Changes have been made to the Draft EIR in strikeout/underline format in response to the comments
received and to provide updates and clarifications to information provided herein. Consistent with the
CEQA Guidelines Section 15088.5(b), these revisions do not result in what constitutes new significant
information that would require recirculation of the document. These revisions provided further
clarification based upon the comment received and did not result in any new significant impacts.
Additionally, Figure 5 which displays the Site Layout of the Project has been revised to show the 6-foot
chain link fence with black vinyl coating which will provide additional security from unauthorized access
to the sensitive habitat and riparian areas.
The City will consider certification of the FEIR. If the FEIR is certified, the City may consider the Project
for approval. When deciding whether to approve the Project, the City will use the information provided
in the FEIR to consider potential impacts to the physical environment. The City will also consider all
written comments received on the Draft EIR during the public review period in making its decision to
certify the FEIR as complete and compliant with CEQA and in making its determination whether to
approve or deny the Project. Environmental considerations, as well as economic and social factors, will
be weighed by the City to determine the most appropriate course of action.
Prior to approving the Project, the City must make written findings and adopt a Statement of Overriding
Considerations with response to any significant and unavoidable environmental effect identified in the
FEIR. If the Project is approved, the City will file a Notice of Determination (NOD) with the State
Clearinghouse and San Diego County Clerk within five (5) working days after Project approval.
Subsequent to certification of the FEIR, agencies with permitting authority over all or portions of the
Project will use the FEIR’s evaluation of the Project’s environmental effects in considering whether to
approve or deny applicable permits. Although no additional permits are required from the wildlife
agencies, the Project Applicant is currently coordinating with the United States Fish and Wildlife Service
(USFWS), California Department of Fish and Wildlife (CDFW) and City of Oceanside to determine the
location of off-site mitigation for impacts to Diegan coastal sage scrub.

1.4.3

Mitigation Monitoring and Reporting Program

CEQA requires that a lead agency adopt a reporting and mitigation monitoring program for changes to
the project which it has adopted or made a condition of project approval in order to mitigate or avoid
significant effects on the environment. The City, as the Lead Agency, is responsible for enforcing and
verifying that each mitigation measure is implemented as required by the Mitigation Monitoring and
Reporting Program (MMRP).

1.5

Organization of Draft Environmental Impact Report

The content and format of this Draft EIR are designed to meet the requirements of CEQA and CEQA
Guidelines Article 9. Table 1.5-1 summarizes the organization and content of the EIR.
Table 1.5-1
Document Organization and CEQA Requirements
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EIR Chapter

Contents

Chapter ES

Includes a brief summary of the proposed Project; identifies each significant
effect, including proposed mitigation measures and alternatives to reduce
or avoid the effect; identifies the areas of controversy known to the Lead
Agency, including issues raised by agencies and the public; and summarizes
the issues to be resolved, including the choice among alternatives and
whether or how to mitigate the significant effects (CEQA Guidelines Section
15123).

Executive Summary

Chapter 1
Introduction
Chapter 2
Environmental Setting

Chapter 3
Project Description

Chapter 4
Environmental Analysis

Chapter 5
Cumulative Impacts

Chapter 6
Other CEQA Considerations

CarMax Auto Superstore

Discusses the purpose of CEQA and this EIR, the scope and content of this
Draft EIR, the organization of this EIR, and the intended uses for this EIR
(CEQA Guidelines Section 15124 (d)).
Describes the overall existing physical conditions in the vicinity of the
Project when the analysis was initiated. In addition, the specific existing
conditions for each resource area are described in the applicable resource
section in Chapter 4.0, Environmental Analysis (CEQA Guidelines Section
15124 (a), (b), and (c)).
Contains both a map of the precise location and boundaries of the Project
and its location relative to the region, lists the Project’s central objectives
and underlying purpose, and provides a detailed description of the
proposed project’s characteristics (CEQA Guidelines Section 15124 (a), (b),
and (c)).
Describes the existing physical conditions for each resource category, lists
the applicable laws and regulations relative to the specific resource,
describes the impact assessment methodology, lists the criteria for
determining whether an impact is significant, identifies the direct and
indirect significant impacts that would result from implementation of the
Project, and lists feasible mitigation measures that would eliminate or
reduce the identified significant impacts.
Describes the potential cumulative effects of the Project, defines the
cumulative study area for each resource category, determines the effects of
past, present, and reasonably foreseeable future projects within each study
area if the cumulative study area is cumulatively significant, and evaluates
the contribution of the proposed CarMax Project to contribute to a
cumulatively significant impact (CEQA Guidelines Sections 15125-15126.4
and 15130). Cumulative impact refers to two or more individual effects
that, when considered together, are considerable or that compound or
increase other environmental impacts.
Addresses the Project’s potential growth-inducing impacts, which could
foster economic or population growth or the construction of additional
housing, either directly or indirectly, in the surrounding environment;
describes the significant irreversible changes associated with the Project’s
March 2021
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EIR Chapter

Contents
implementation; and addresses potential significant and unavoidable
impacts associated with the Project.

Chapter 7
Alternatives to the Proposed
Project
Chapter 8
List of Preparers and
Agencies Consulted
Chapter 9
References

Describes a reasonable range of alternatives to the Project including the No
Project Alternative, compares and contrasts the significant environmental
impacts of alternatives to the Project, and identifies the environmentally
superior alternative (CEQA Guidelines Section 15126.6).
Lists the individuals and agencies involved in preparing the EIR (CEQA
Guidelines Section 15129).

Provides a comprehensive listing of all references cited in the EIR (CEQA
Guidelines Section 15129).

Appendices

Presents additional background information and technical detail for several
of the resource categories. The public review response to comments on the
DEIR is included as Appendix T of the FEIR.

Figures and Tables

Displays important project information; figures include the precise location
and boundaries of the proposed project along with the regional location.
The Figures and Tables are located throughout the EIR.

List of Abbreviated Terms

A list of acronyms and abbreviations provided for the reader’s reference,
provided in the Table of Contents of the EIR.
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CHAPTER 2.0
2.1

ENVIRONMENTAL SETTING

Introduction

As required by Section 15125 of the CEQA Guidelines, this chapter of the EIR provides a description of
the overall physical environmental conditions in the vicinity of the Project Site from both a local and
regional perspective, as they existed at the time the NOP was published. This section also discusses the
cumulative condition baseline consistent with Section 15130(b)(1)(B) of the CEQA Guidelines. Resourcespecific existing conditions are provided within each individual resource section of Chapter 4.0
Environmental Analysis and Chapter 5.0 Cumulative Analysis. Chapters 4.0 and 5.0 also contain a Project
consistency analysis with all applicable plans and policies.

2.2

Project Setting

2.2.1

Regional Setting

The Project is located within the City, which is located in the coastal zone of the northern portion of the
County (Figure 1). The City is bound by the Pacific Ocean to the west, Camp Pendleton to the north, the
City of Vista and unincorporated portions of the County to the east, and the City of Carlsbad to the
south. Unlike the growing urban County region to the south, northern County has remained suburban
and semi-rural over the years. Major features of the area include the beaches, Buena Vista Lagoon, the
San Luis Rey River, and the open areas of Camp Pendleton. Regional access is provided from SR-78,
College Boulevard and Plaza Drive.
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2.0 Environmental Setting

Climate
The local climate within the Project area is characterized as semi-arid with consistently mild, warmer
temperatures throughout the year. The average summertime high temperature in the region is
approximately 69 degrees Fahrenheit (˚F), with highs reaching 71˚F during the months of July through
September. The average wintertime low temperature is approximately 46˚F, reaching as low as 45˚F
during November through January. Average precipitation in the local area is approximately 10.28 inches
per year with the majority of the precipitation falling December through March2.
Air Basin
The Project Site is located within the San Diego Air Basin (SDAB) and is subject to San Diego Air Pollution
Control District (APCD) guidelines and regulations. The SDAB is one of 15 air basins that geographically
divide California. The SDAB lies in the southwest corner of California, comprises the entire San Diego
region and covers approximately 4,260 square miles.
The climate of the County, as in most of Southern California, is influenced by the strength and position
of the semi-permanent high-pressure system over the Pacific Ocean, known as the Pacific High. This
high-pressure ridge over the West Coast often creates a pattern of late-night and early-morning low
clouds, hazy afternoon sunshine, daytime onshore breezes, and little temperature variation year-round.
The SDAB is characterized as a Mediterranean climate with dry, warm summers and mild, occasionally
wet winters. Average temperature ranges (in ˚F) from the mid-40s to the high 90s, with an average of
201 days of warmer than 70˚F. The SDAB experiences 9 to 13 inches of rainfall annually, with most of the
region’s precipitation falling from November through March, with infrequent (approximately 10%)
precipitation during the summer. El Niño and La Niña patterns have larger effects on the annual rainfall
received in the County, where the County receives less than normal rainfall during La Niña years.
Air quality standards have been set pursuant to the federal and state Clean Air Acts, which are referred
to as the National Ambient Air Quality Standards (NAAQS) and California Ambient Air Quality Standards
(CAAQS). The favorable climate of the County also works to create air pollution problems. The SDAB has
been determined to be in non-attainment of the federal and state ozone (O3) air quality standards. In
the fall months, the SDAB is often impacted by Santa Ana winds, which can transport air pollution from
the South Coast Air Basin and increase O3 concentrations in the County. Under certain conditions,
atmospheric oscillation results in the offshore transport of air from the Los Angeles region to the County
that also raises the O3 concentrations within the SDAB. Due to this condition and the associated Clean
Air Act requirements, Regional Air Quality Strategies have been developed to address the reduction of
O3 in the SDAB. Refer to Section 4.4 Air Quality for additional information regarding air quality in the
SDAB.

2

Western Regional Climate Center (WRCC). 2020. “Historical Climate Information”. Accessed
February 2020. https://wrcc.dri.edu/
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2.2.2

Project Location

The Project Site is located in the southeastern portion of the City of Oceanside approximately seven (7)
miles east of downtown Oceanside, south of SR-78, east of College Boulevard, and west of Thunder
Drive (Figure 2 and Figure 3). The Project boundary encompasses approximately 10.54 acres on APNs
168-012-42-00 and 168-012-43-00. The Project Site is situated on two (2) vacant and undeveloped
parcels. The northern parcel is approximately 1.12 acres and is bounded to the north by the east-bound
lanes of SR-78 and to the south by Plaza Drive. An existing billboard is located on the eastern portion of
this parcel. The southern parcel is approximately 9.42 acres and is located south of Plaza Drive and west
of Thunder Drive. Direct access to the Project Site would be provided from two (2) access points on
Thunder Drive. The proposed driveway off of Plaza Drive would be for test drives only and would not be
accessible to the public.
The Project Site has been previously graded but no structures, roads or other improvements are located
onsite. The southern parcel has occasionally been used for temporary seasonal purposes such as
Christmas tree sales lot, Halloween pumpkin patch, dairy product sales and kids play land. Two (2)
rectangular-shaped mounds of fill soil appear to have been placed on the eastern portion of the Project
Site adjacent to Thunder Drive.
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2.2.3

Existing Conditions

Aerial Photographs
A Phase I Environmental Site Assessment was prepared by EnviroApplications, Inc. and is provided in
Appendix B. As part of the site assessment, aerial photographs of the subject property and surrounding
area were analyzed from 1928 to 2016. Photographs from 1928 to 1953 show the Project Site and
surrounding areas appear to be open, hilly land in a rural ranching setting. The currently existing
roadways are not yet present and appear to be covered with brush. Buena Vista Creek is clearly visible
to the south in its natural channel. From 1964 to 1970 the subject property still appears to be open,
brush-covered land. During this timeframe SR-78 has been constructed to the north. Further to the
north beyond the freeway are what appear to be a hospital campus and a drive-in movie theater.
Thunder Drive is present along the eastern boundary of the site and is unpaved. By 1967, the Project
Site and properties to the east appear to have been graded. From 1979 to 1985 the Project Site appears
to be vacant, graded with several trails crossing the Project Site. The homes in the residential
neighborhood to the east across Thunder Drive have been constructed. Land along Buena Vista Creek to
the south appears to have been graded to control flooding. The land to the west is still vacant and by
1985 the existing California Department of Motor Vehicles (DMV) facility is present. Aerial photographs
from 1989 to 2016 show that the subject property and surrounding areas appear to be similar to the
way they did during the site visit conducted by EnviroApplications, Inc. on July 29, 2019.
Topography
The topography of the subject property area is hilly. The land to the north of the Project Site is higher in
elevation while the land to the south slopes downward toward Buena Vista Creek. Land to the east and
west are similar in elevation. The Project Site has an approximate surface elevation of 194 feet above
mean sea level (amsl) with elevations ranging from 180 feet to 220 feet amsl.
Surrounding Land Uses
The Project Site is located in a primarily developed area and is surrounded by commercial uses to the
west, including the Tri-City Crossroads shopping center and auto services and part shops. To the east are
medium density residential uses as well as a DMV facility at the corner of Plaza Drive and Thunder Drive.
To the north is SR-78 and further north are professional commercial uses. To the south are Buena Vista
Creek, high density and residential estate uses including a senior living facility, and commercial and
public/semipublic uses including a City of Oceanside Fire Department (OFD) station.
Biological Resources
As stated in the Biological Technical Report prepared by Busby Biological Services (Appendix D),
vegetation can primarily be categorized as Disturbed Land, characterized by maintaining a soil substrate
but physically disturbed by human activity with little vegetation present. Small patches of disturbed
Diegan coastal sage scrub are dispersed around the southern parcel of the Project Site, containing native
plant species such as California sagebrush, black sage, and California buckwheat, but also a high
proportion of non-native plant species such as black mustard, sweet fennel, and Russian thistle.
Southern riparian forest vegetation, containing arroyo willow, mulefat, cattail, and various non-native
species occurs along Buena Vista Creek in the southern portion of the Project Site. San Diego sagewort, a
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sensitive plant species, was found adjacent to the site on the southern stream bank of Buena Vista
Creek. Iceplant, ornamental trees, and ruderal vegetation are also found onsite. Table 2.2-1 provides the
existing vegetation communities and land cover types within the Project Site.
Table 2.2-1
Existing Vegetation Communities and Land Cover Types within the Project Area
Vegetation Community/ Land Cover
Type
Disturbed Diegan Coastal Sage Scrub
Southern Riparian Forest
Open Water
Developed Land
Disturbed Land
Iceplant
Ornamental
Ruderal
TOTAL

Subarea Plan
Habitat Group
C
A
A
F
F
F
F

Within Parcels
(acres*)
0.448
0.518
0.018
0.455
8.109
0.454
0.138
0.841
10.981*

Within 50-foot
Survey Buffer
(acres*)
0.003
0.868
0.035
2.184
0.542
-0.302
-3.935**

Total
(acres*)
0.451
1.386
0.054
2.639
8.650
0.454
0.440
0.841
14.915**

*Acreages are approximate and rounded to the nearest thousandth of an acre.
** Total acreages represent the actual acreages without the rounded error.
Source: Biological Technical Report (Appendix D)

A total of 17 wildlife species were detected within the area surveyed during the biological resources
survey conducted on July 22, 2019. Species detected are representative of the habitats within and
adjacent to the survey area, and include cabbage white butterfly (Pieris rapae), western fence lizard
(Sceloporus occidentalis), Anna’s hummingbird (Calypte anna), western scrub-jay (Aphelocoma
californica), spotted towhee (Pipilo macalatus), house finch (Carpodacus mexicanus frontalis) and
California ground squirrel (Spermophilus beecheyi). A list of wildlife species detected within the survey
area is provided in the Biological Constraints Report (Appendix E).
Geology and Soils
The property lies within the Peninsular Ranges Geomorphic Province of Southern California. This
province consists of a series of ranges separated by northwest trending valleys, subparallel to branches
of the San Andreas Fault. The Peninsular Ranges geomorphic province, one of the largest geomorphic
units in western North America, extends from the Transverse Ranges geomorphic province and the Los
Angeles Basin, south to Baja California. It is bound to the west by the Pacific Ocean, to the south by the
Gulf of California and on the east by the Colorado Desert Province. Regional geologic maps of the Project
Site and vicinity indicate that the Project Site is underlain by late Pleistocene to Holocene Young Alluvial
Flood Plain deposits. These deposits consist of poorly sorted sands, gravels, silts and clay that were
deposited by the San Luis Rey River.
Subsurface materials encountered during a subsurface investigation conducted by EEI in September
2019 included artificial fill, Quaternary-aged alluvium, and Eocene-aged Santiago formation as discussed
in the Geotechnical Evaluation prepared by EEI and provided as Appendix H of this document.
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The Project Site is located within the coastal plain of Southern California. The Project vicinity is underlain
by two intermixed formations, the Tujunga, consisting of old lacustrine beach and estuarine deposits of
fine-grained silt, sand and clay and Tertiary age Terrace Escarpments consisting primarily of sandstone
and conglomerate. Both formations are overlain with recent alluvium (sand, silt and clay) and deposited
by Buena Vista Creek.
Drainage and Hydrology
Existing runoff from the northern parcel drains via overland flow to the southwest corner of the Project
Site where it sheet flows over the existing berm and onto Plaza Drive. Runoff from the southern parcel
drains south towards Buena Vista Creek with a small portion draining east over the sidewalk and curb
and onto Thunder Drive. The Drainage Study prepared by REC Consultants, Inc. (Appendix J) analyzes
existing and developed conditions for 100-year flowrates from the development to the existing points of
discharge. The southern portion of the Project Site lies within Zone X of the Federal Emergency
Management Agency (FEMA) 100-year floodplain (FEMA FIRM Panel 06073C0758G effective 5/16/19).
Buena Vista Creek runs along the southern portion of the Project Site from east to west, eventually
connecting to Buena Vista Lagoon and the Pacific Ocean approximately four (4) miles west of the Project
Site. Buena Vista Creek is classified as a freshwater forested/shrub wetland by the U.S. Fish and Wildlife
Service’s (USFWS) National Wetlands Inventory3. It is located within the Carlsbad Hydrologic Unit as
identified by the San Diego Regional Water Quality Control Board (San Diego Water Board).
Storm water onsite appears to soak into the surface of the Project Site. No ditches or swales were
observed onsite.
Groundwater was not encountered in any trenches at the time of a subsurface exploration to a depth of
15.5 feet below-ground-surface conducted by EEI in September 2019 (Appendix H).
Utilities
The City’s Water Utilities Department provides sewer services the surrounding Project area. However,
no laterals have been installed onsite. The Water Utilities Department also provides water supply
services to the Project area. However, no landscaping or sprinklers were observed onsite. San Diego Gas
and Electric (SDG&E) provides gas and electric services to the surrounding Project area but no utilities
were observed onsite. Both the City and City of Vista sewer manholes and sewer mains are located at
the southern portion of the Project Site.

2.3

Cumulative Project Setting

The study area for the cumulative impact analysis is based on existing projects under review, recently
approved projects, and projects under construction and within an approximate two-mile radius from the
Project Site. Due to the location of the Project Site at the southeast portion of the City, cumulative
projects within the jurisdictions of the City of Carlsbad and City of Vista are also included. The
cumulative projects analyzed are within the following geographic limits:
3

U.S. Fish and Wildlife Service. October 2019. National Wetlands Inventory Mapper.
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Northern Boundary: Mesa Drive (between El Camino Real and College Boulevard)
Eastern Boundary: Melrose Avenue (from Olive Lane to Cannon Road)
Southern Boundary: Cannon Road (from El Camino Real to S Melrose Avenue)
Western Boundary: S El Camino Real (from Mesa Drive to SR-78)

Pursuant to CEQA Guidelines Section 15130(b)(1)(A), and based on information provided by the City of
Oceanside, City of Vista and the City of Carlsbad, a list of cumulative projects under consideration for
this analysis is presented in Table 2.3-1 and displayed in Figure 4. For the purposes of this Project
cumulative analysis, projects which have been approved through the discretionary or building permit
process, projects currently under City review and projects currently under construction are considered
and are provided below.
Table 2.3-1
Cumulative Projects
#
Project Name
City of Oceanside
1

Arroyo Verde
Commercial Center

2

Coastal Academy

3

Dolphin Carwash

4

El Corazon Mixed Use

5

El Corazon Specific
Plan

6

Arena Califino at El
Corazon

7

Emerald Ridge

CarMax Auto Superstore

Location
North of Oceanside
Boulevard and east of
Rancho Del Oro Road
South of Oceanside
Boulevard between El
Camino Real and
Rancho Del Oro Road
East of El Camino Real
and north of Via Las
Rosas
North of Oceanside
Boulevard between El
Camino Real and
Rancho Del Oro Road
North of Oceanside
Boulevard between El
Camino Real and
Rancho Del Oro Road
North of Oceanside
Boulevard between El
Camino Real and
Rancho Del Oro Road
Southeast corner of
Sky Haven Lane and
Sunset Drive within the
City of Oceanside;
Emerald Drive and
Sunset Drive located
within the City of Vista

Description

Status

A 27,200-square foot commercial
retail center

Under
Construction

Development of a Junior and Senior
High School Campus on a 9.68-acre
site formerly occupied by the
Evergreen Nursery

Under Review

Development plan for carwash and
smog check facility on a 1.2-acre site

Under Review

Development Plan for 268 residential
units and 4,756 SF of commercial
space.

Under Review

Subdivision of the property into four
lots including a Zone Amendment and
Specific Plan Amendment.

Approved*

A 170,000 SF multi-purpose sports
arena, event facility within the El
Corazon Specific Plan Area.

Under Review

A 48-unit condominium project on a
7.78-acre site. The project would
include nine (9) townhome buildings,
open space recreation areas and a
sewer lift station. The project would
install a storm drain in Sunset
Drive/Emerald Drive within the City of

Approved*
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#

Project Name

Location

8

Home 2 Suites by
Hilton

9

La Paloma Nursing
Facility Expansion

Rancho Del Oro Drive
and El Corazon Drive
East of Thunder Drive
and south of Waring
Road
Southwest corner of
Oceanside Boulevard
and Ord Way
North of Ocean Ranch
Boulevard off of
Maritime Way
West of College
Boulevard, south of
Old Grove Road and
east of Avenida Del
Oro
North of Oceanside
Boulevard and east of
Rancho Del Oro Road

10

Left Coast LLC

11

Lot 15 Office Building

12

Pacific Coast Business
Park Phase II

13

Seagate Shell Service
Station

14

Tri-City Medical
Office Building and
Parking Structure

North of Vista Way and
west of Thunder Drive

15

Pacific Ridge at Old
Grove

Northwest corner of
College Boulevard and
Old Grove Road

Description
Vista jurisdiction.
Development Plan for a four story,
137-unit hotel facility
A 1,780-square foot addition to the La
Paloma Nursing Facility
A Conditional Use Permit for the
operation of a medical cannabis
manufacturing facility
Development Plan for a 99,800-square
foot office building with site
improvements on a 4.22-acre site
Construction of three industrial
buildings totaling 278,127 square feet
on 17.57 acres
A proposed gas station with
convenience store, manager’s office
and carwash
A three-story parking structure within
the existing Tri-City Hospital property.
The project includes a 60,000 SF
medical office building. As provided in
the Local Transportation Study
(Appendix O), the building
construction is completed however;
the building was not occupied during
the traffic data collection period.
Therefore, it is included as a
cumulative project.
Development of 320 residential units
on a 28.2-acre site.

Status
Approved*
Approved*

Approved

Approved *

Under
Construction

Under Review

Approved*

Under
Construction

City of Vista
16

Assi Retail

North of West Drive
West of Emerald Drive

17

Cedar Road
Townhomes

206 Cedar Road

18

Classic Chariots
Service Center

129 Grapevine Road

19

Hacienda Retail

20

Laurel Creek
CarMax Auto Superstore

Southwest corner of
Hacienda Drive and La
Tortuga Drive
North of Date Street,

Site Development Plan for a 9,790
square foot commercial building
35 attached residential condominiums
on a 2-acre site
14,522-square foot automobile service
center and expansion of existing used
car dealership on a 1.45-acre site.
Site Development Plan for a 3,200square foot retail building
68 detached condominium units on

Under Review
Under Review
Approved
Under
Construction
Under
March 2021
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#

Project Name
Condominiums

Location
east of Grapevine
Road, and west of
Durian Street

21

Olive Avenue
Annexation

1435 Olive Avenue

22

Shell Gas Station
Renovations

145 N. Emerald Drive

23

Vista Emerald

729 N Emerald Road

Description
9.2 acres

Status
Construction

Annexation and Tentative Subdivision
Map for 15 lots
Building additions and renovations
and for new services (smog check and
car detail)
27 detached single-family residences
on 6.89 acres

Under Review

Under Review

Approved

Under
Construction

City of Carlsbad

24

Marja Acres

4901 El Camino real

State Density Bonus Residential for
the development of 248 townhomes,
46 affordable units for seniors, and
10,000 SF of retail and restaurants
with community recreation areas on
20.65 acres

25

Quarry Creek Master
Plan

South of Haymar Drive
and west of College
Boulevard

A master plan community with up 656
homes

Under
Construction

26

The Shops at
Robertson Ranch

El Camino Real and
Cannon Road

Includes six retail buildings subdivided
into five (5) lots and would include
banks, restaurants a private
educational facility/ day care

Under Review

*Projects designated as Approved are approved through either the discretionary or building permit process.

The cumulative setting is specific to each environmental resource because spatial boundaries and
temporal timeframes can often vary by resource or issue area. For example, the cumulative impact
analysis area for air quality would include the larger air basin, while environmental resources like
biological and cultural resources tend to have localized cumulative impact analysis areas. A summary of
cumulative setting related to each environmental resource is presented within the specific resource
section in Chapter 4.0 Environmental Analysis.

CarMax Auto Superstore
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2.4

Cumulative Methodology

According to Section 15130(b) of the State CEQA Guidelines, a cumulative impact analysis may be
conducted using one of two methods. The List Method, which includes “a list of past, present, and
probable activities producing related or cumulative impacts”; or the Summary-of-Projections Method,
which uses “a summary of projections contained in an adopted general plan or related planning
document, or in a prior environmental document which has been adopted or certified, which described
or evaluated regional or area wide conditions contributing to the cumulative impact.” The cumulative
analysis for the Project will utilize the List Method. Cumulative Impacts are further analyzed and
discussed in Chapter 5.0 Cumulative Analysis.

CarMax Auto Superstore
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3.0 Project Description

CHAPTER 3.0
3.1

PROJECT DESCRIPTION

Introduction

The Project proposes the construction of a CarMax pre-owned automobile dealership on a vacant,
approximately 10.54-acre site, situated on two (2) parcels (APNs 168-012-42-00 and 168-012-43-00).
Phase I of the Project would consist of a sales and administrative building, service building, private
carwash, associated access drives, landscaped areas, presentation area, staging area, sales display area,
and a customer and employee parking lot on the southern parcel. The northern parcel would be used as
an additional sales display area with a security gate and control island and would be developed as part
of Phase II of the Project. Table 3.1-1 below displays all proposed building areas and square footages.
Table 3.1-1
Proposed Building Areas
Building Area
Sales and Administration
Presentation
Service
Carwash
Total

Square Footage (SF)
5,005 SF
1,197 SF
4,309 SF
936 SF
11,447 SF

This chapter provides the project background, objectives, and characteristics and necessary Project
approvals.

3.2

Project Site Characteristics

Based on reviews of historical records and aerial photographs beginning in 1938 conducted by ASM
Affiliates as part of the Archaeological Survey Report (Appendix G), the property was left undisturbed
besides a road running along its western portion until 1964, at which time a road running east-west
appeared along the southern portion of the Project Site parallel to Buena Vista Creek. A 1967
photograph shows the Project Site was graded in conjunction with the construction of SR-78. The 1990
photograph shows the Project Site in a similar condition as it is currently.
Both parcels that comprise the Project Site are vacant and undeveloped. The northern parcel contains
an existing billboard located at the eastern corner of the parcel, which will remain in place during
construction and operation of the Project. No existing structures or roads are located onsite. The Project
Site is located in a primarily developed area and is surrounded by commercial uses to the west, including
a shopping center and auto repair shops. To the east are medium density residential uses as well as a
DMV facility at the corner of Plaza Drive and Thunder Drive. To the north is SR-78 and further north are
professional commercial uses. To the south are Buena Vista Creek, high density and residential estate
uses including a senior living facility, and commercial and public/semipublic uses including an OFD
station.
As stated in the Biological Resources and Constraints Report prepared by Busby Biological Services and
included in this EIR as Appendix E, vegetation can primarily be categorized as disturbed land,
characterized by maintaining a soil substrate but physically disturbed by human activity with little
CarMax Auto Superstore
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vegetation present. Small patches of disturbed Diegan coastal sage scrub are dispersed around the
southern parcel of the Project Site, containing native plant species such as California sagebrush, black
sage, and California buckwheat, but also a high proportion of non-native plant species such as black
mustard, sweet fennel, and Russian thistle. Southern riparian forest vegetation, containing arroyo
willow, mulefat, cattail, and various non-native species occurs along Buena Vista Creek in the southern
portion of the Project Site. San Diego sagewort, a sensitive plant species, was found adjacent to the site
on the southern stream bank of Buena Vista Creek. Iceplant, ornamental trees, and ruderal vegetation
are also found onsite.
The southern portion of the Project Site lies within Zone X of the FEMA 500-year floodplain and Zone AE
of the 100-year floodplain (FEMA FIRM Panel 06073C0758G effective 5/16/19). A 100-foot riparian
buffer runs east to west along the southern portion of the Project Site and includes a 50-foot biological
buffer as well as a mandatory 50-foot planning buffer.
The Project is anticipated to encroach approximately six (6) feet into a small portion of the 50-foot
planning buffer for the sewer realignment. Temporary Permanent direct impacts will occur to
approximately 0.0008 acre (344 SF) of disturbed habitat within the 50-foot planning buffer. Due to the
small size of the impacts and the distance from the riparian habitat (94 feet), no direct impact to riparian
habitat is anticipated.
The Project Site has a zoning and land use designation of Community Commercial (CC) as identified in
the City of Oceanside Zoning Ordinance (Zoning Ordinance) and City of Oceanside General Plan (General
Plan). No change to the Zoning Ordinance or General Plan is required.

3.3

Project Objectives

CEQA Guidelines (Section 15124 (b)) require that the project description shall contain a statement of the
objectives sought by the project and should include the underlying purpose of the project.
The primary objectives of the Project are as follows:
4. Construct and operate a retail commercial facility providing local residents with convenient
access to an automobile sales center and related services.
5. Develop a thoughtfully designed, visually appealing automobile sales facility that is aesthetically
compatible with surrounding development.
6. Positively impact local economy by creating employment opportunities and generating tax
revenue.

3.4

Project Characteristics

Project Overview
The Project requires approval of a Development Plan and Conditional Use Permit (CUP) to allow for the
proposed CarMax Auto Superstore Project. The proposed development consists of the construction of a
CarMax pre-owned automobile dealership, including a sales and administration building, service
CarMax Auto Superstore
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building, private carwash, associated access drives, landscaped areas, presentation area, staging area,
sales display area and a customer and employee parking lot on the southern parcel. An additional sales
display area would be provided on the northern parcel with a security gate and control island.
Deliveries of vehicles, parts and supplies would be made onsite. Vehicle carriers would enter the Project
Site through the main access on Thunder Drive and load and unload vehicles in the designated area on
the southeast side of the customer and employee parking lot. Unloaded vehicles would be driven by
employees from the parking lot into the staging area to await preparation for resale or potentially for
disposition through the wholesale auction process.
The Project is projected to have a total of approximately 60 to 80 employees (65 full time and 15 part
time employees) with approximately 30 to 4035 employees maximum present per shifton weekdays and
a maximum of approximately 50 employees present on weekends. Anticipated hours of operation for
the sales building are Monday through Friday from 10:00 a.m. to 9:00 p.m., Saturday from 9:00 a.m. to
9:00 p.m. and Sunday from 11:00 a.m. to 7:00 p.m. The anticipated hours of the vehicle service
operations are Monday through Friday from 7:30 a.m. to 6:00 p.m. Service operations are not open on
Saturday and Sunday. CarMax associates would be present at the store several hours before and after
the public operating hours.
All vehicle service work is to be performed inside fully-conditioned buildings equipped with rollup doors.
Retail service vehicles and vehicles awaiting disposition off-site are stored in the secured non-public
staging area located southwest of the building on a temporary basis. Vehicular access to that area would
be strictly controlled through the use of embassy-style security gates. Parking spaces are not designated
in this area on the plan due to the change of staging and storage of vehicles within this area on a daily
basis. The non-public carwash is located in the secured staging area. An aboveground fuel storage tank
with a capacity of 4,000 gallons would be located south of the sales building with a non-public fuel pump
adjacent to the carwash within the secured staging area to fuel inventory vehicles as needed.
Project Site Layout
The sales inventory display area would be located at the front of the property along Plaza Drive and
would be secured by highway guardrail on the west, north and eastern edges with an embassy-style
security gate on the northern side providing access to Plaza Drive for test drives. The sales inventory
display area would be physically separated from the DMV parking lot by ornamental fencing and
guardrail. The sales display area is fully secured and can only be accessed by customers through the
sales building and out the sales vestibule located on the north side of the building. This area is
considered a pedestrian display area where customers can walk around to browse through the
inventory vehicles.
The sales and presentation buildings would be located south of the sales display area with customer
access from the parking lot to the east. The main sales staging area would be located south of the
service building and surrounded by chain link fencing with privacy slats and a highway guardrail for
security purposes. The private carwash would be located within the staging area. The staging area would
also be secured with embassy-style security gates and a man gate. Customer and employee parking
would be located east of the sales building and access would be provided from Thunder Drive. The
northern parcel would consist of an additional sales display area and would contain a security gate and
control island and would be developed as part of Phase II of the Project.
CarMax Auto Superstore
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A 100-foot riparian buffer would run east to west on the southern portion of the Project Site. This 100foot buffer would include a 50-foot biological buffer as well as a mandatory 50-foot planning buffer.
Figure 5 displays the layout of the Project Site area.
Floor Plan
The sales area floor plan would include a front vestibule and a sales vestibule, waiting area, main sales
area, work center, operational support area, chat room, cash room, office, data room, janitor room,
electrical room and restrooms. A door at the west end of the sales building would lead into the service
building. The service building would include a break room, file closet, restroom, a room for parts, valve
room, electrical room, tool area and a main service area. The proposed Floor Plans are provided as
Figure 6.

CarMax Auto Superstore
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Open Space
The Project Site would include approximately 2.741.50 acres of open space on the southern portion of
the Project Site which includes allthe areas south of the sewer access pathway to the Project Site
boundary. This area includes the 100-foot buffer and additional land between the sewer access pathway
and the buffer, and will be designated as biological open space through the provision of 100-foot
riparian buffer. The buffer includes a 50-foot biological buffer as well as a mandatory 50-foot planning
buffera Conservation Easement and incorporated into the City’s Hardline Preserve. The City plans to
include the area within their future restoration efforts to enhance/restore the Buena Vista Creek
ecosystem. Once the success criteria for the restoration efforts are met, a designated land manager
would manage these lands in perpetuity.
In accordance with the Oceanside Subarea Plan, a minimum 50-foot biological buffer plus a minimum
50-foot planning buffer (total width of both equals 100 feet) shall be established for upland habitats,
beginning at the outer edge of riparian vegetation. The planning buffer serves as an area of transition
between the biological buffer and specified land uses on adjoining uplands. Foot paths, bikeways, and
passivepassing recreational uses may be incorporated conditionally allowed withininto the planning
buffer, but buildings, roads and other intensive uses are prohibited. The following uses are prohibited in
the 50-foot biological buffer: new development, foot paths, bikeways, passive recreational uses not
already planned, and fuel modification activities for new development.
As discussed in the Biological Technical Report prepared by Busby Biological Services and included in this
EIR as Appendix D, for proposed projects that include development or other discretionary actions that
are proposed in or adjacent to riparian habitats, the riparian area and other wetland habitats shall be
designated as biological open space. As discussed above, the Project is anticipated to encroach
approximately six (6) feet into the 50-foot planning buffer for the sewer realignment. Temporary Direct
permanent impacts will occur to approximately 0.0008 acre (344 SF) of disturbed habitat within the
planning buffer. Due to the small size of the impacts, and the distance from the riparian habitat (94
feet), no direct impacts to riparian habitat are anticipated.
Transportation
Access and Parking
The Project Site includes two (2) main access points off Thunder Drive and would include the necessary
striping for the proposed improvements on Plaza Drive. An access point would be located off Plaza Drive
for test drives only and would not be accessible to the public. The customer and employee parking lot
would contain approximately 148 parking spaces (9’ x 20’), the sales display area would provide
approximately 285 spaces (9’ x 17’), the sales and staging area would provide approximately 93 spaces,
however, parking spaces are not designated in this area on the plan due to the change of staging and
storage of vehicles within this area on a daily basis. Parking within the sales display area is fully secured
and provides a pedestrian display area where customers can walk around to browse through the
inventory vehicles. The additional sales display area on the northern parcel would provide 69 spaces (9’
x 17’). Customer access to the sales and presentation buildings would be from the parking lot on the
east. Six (6) handicap spaces would be provided in the customer and employee lot adjacent to the sales
building. In accordance with the City’s Zoning Ordinance Section 3048, the Project shall reserve 15% of
parking spaces for zero-emission vehicles and equip 50% of those reserved spaces with electric vehicle
CarMax Auto Superstore
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(EV) charging facilities. Since the Project will provide 148 parking spaces in the customer and employee
parking lot, the Project will provide 22 EV parking spaces and 11 of which would provide charging
facilities. California Green Building Standards Code Table 5.106.5.3.3, seven (7) electric vehicle (EV)
charging spaces would be provided. Bicycle storage lockers will be provided on the northwest corner of
the customer and employee parking lot and will store eight (8) bicycles.
Project Trip Generation
A Local Transportation Study (LTS) has been prepared for the Project to determine if there are any traffic
effects caused by Project traffic that would result in the need for roadway improvements or fair share
participation. The LTS is provided as Appendix O of this EIR. The LTS analyzes the level of service (LOS) of
nearby roadway segments and intersections for six (6) scenarios as a result of Project traffic. Based on
the City’s new requirements for vehicle miles traveled (VMT), LOS discussions have been omitted from
this EIR.
Project traffic generation was calculated using a trip generation rate based on a survey of three (3) open
and operating CarMax locations of similar size. The data from these CarMax locations was collected by
placing tube counters across all site driveways which recorded all vehicles entering the site, including
employees, customers, test drives, mail carriers, garbage trucks, maintenance vehicles and any other
vehicle that entered the facility. This data documented a trip rate of 41.48 average daily trips (ADT) per
1,000 SF of buildings (ADT/ksf). Using this trip generation rate, the Project is forecasted to generate 475
ADT, 18 AM peak hour trips (11 inbound and 7 outbound) and 50 PM peak hour trips (31 inbound and 19
outbound), as shown in Table 3.4-1, below.
Table 3.4-1
Project Trip Generation
Proposed Land Use

Rate & Size (/ksf)

CarMax Used Auto
Sales

Rate:
Size:

41.48
11,447

ADT
475

In
0.91
11

AM Peak Hour
Out
Total
0.65
1.56
7
18

In
2.74
31

PM Peak Hour
Out
Total
1.63
4.37
19
50

KSF: 1,000 SF
Source: Local Transportation Study prepared by LOS Engineering, Inc. (Appendix O)

Roadway Improvements
Prior to issuance of occupancy permits, the following roadway improvements would be completed as
part of the Project to the satisfaction of the City Engineer:





Widen Thunder Drive along the Project frontage into the Project Site. Parking shall
be restricted along the Project frontage side of Thunder Drive between the two
Project driveways.
Widen Plaza Drive along the Project frontage to the General Plan classification of a
Secondary Collector. The Applicant shall stripe this segment with three (3) travel
lanes (two eastbound lanes and one westbound lane).
Provide a center two-way left turn lane on Plaza Drive in order to match the existing
westbound single travel lane configuration adjacent to the DMV.
Install sidewalks on both sides of Plaza Drive along the Project frontage.

CarMax Auto Superstore

March 2021
Page 3.0- 6

3.0 Project Description



Include striping for bike lanes on both sides of Plaza Drive along the Project
frontage.

Test Drives
The Project would include vehicle test drives for customers interested in purchasing a vehicle. The
proposed suggested test drive route as described below is approximately 1.6 miles round trip and lasts
approximately five (5) minutes. Approximately 25 test drives will occur per day. The designated
Designated routes for all test drive routes will not include residential streets and CarMax associates will
discourage the use of residential streets during test drives. The placement of the test drive driveway off
of Plaza Drive will further encourage test drivers to utilize classified roadways from Plaza Drive including
the SR-78 on- and off-ramps. The proposed anticipated test drive route is as follows:






Customers would turn left on Plaza Drive out of the test drive-only driveway, to enter the SR-78
freeway entrance;
Customers would make a right to gain access to SR-78 freeway;
Customers would take the SR-78 exit for Emerald Drive and make a right on Emerald Drive and
an immediate right on Hacienda Drive;
Hacienda Drive becomes Plaza Drive, which would take customers back to the store location;
Customers would enter the Site through the test drive-only driveway by making a left from Plaza
Drive into the Site.

Retaining Walls and Fencing
Guard rail would be provided along the western and northern boundaries of the site as well as the
eastern boundary between the sales display area and DMV parking area. A 4-foot ornamental picket
fence would be provided at the eastern boundary of the sales display area between the DMV parking
area and guard rail. A 6-foot chain link fence would be provided along the western and southern
boundaries of the sales and staging area located at the southwest portion of the Project Site. This fence
would include vision slats which provide additional privacy and security elements.
A retaining wall would also be located at the southwestern portion of the Project Site from the western
boundary of the sales and staging area extending to the dumpster pad. This area would also be enclosed
with a man gate. The retaining wall height varies from approximately 13 to 15 feet in vertical height
from the finished grade with an additional 6-foot chain link fence along top of the retaining wall.
Retaining wall and structural specifications will be determined on the Project Grading Plans. Climbing
vines and a split face wall would be provided to soften the look of the retaining wall. The Conceptual
Landscape Plan provides details of the retaining wall with climbing vines. The intent is to merge the
pattern of the planted wall with views of the creek from the south. Views of the retaining wall from
neighboring properties to the south of the Project site would not be visible due to existing vegetation of
the creek, intervening topography, and site design of existing properties.
A 6-foot chain link fence with black vinyl coating will connect from the corner of the sales and staging
wall and will run east to west along the sewer maintenance pathway, connecting to a vehicle gate at the
sewer access pathway, and will continue south to connect to the existing fence around the culvert
adjacent to Thunder Drive. The provision of fencing and signage in this area will provide additional
security from unauthorized access. Appropriate signage will be provided along the fence identifying the
CarMax Auto Superstore
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enclosed area as Environmentally Sensitive Area, further deterring access to the sensitive habitat along
the creek.

Utilities
Water and sewer service would be provided by the City of Oceanside and the Project would connect to
existing infrastructure in the vicinity of the Project Site. For sewer service, the Project would realign the
existing sewer mains and would construct a new 12-inch and new 21-inch polyvinyl chloride (PVC) sewer
main that would run along the southern portion of the Project Site, south of the sales and staging and
customer and employee parking lots, and would connect to existing sewer to the west and to the east in
Thunder Drive. The existing 12-inch and 21-inch sewer mains located directly north of the proposed
sewer mains will be abandoned.
An existing sewer easement for the City of Oceanside runs east to west along the southern portion of
the Project Site then runs north to south on the eastern portion of the Project Site. The existing sewer
easement along the southern portion of the Project Site is not located within the 100-foot riparian
buffer. The existing sewer easement along the southern portion of the Project Site from east to west is
to be relocated in line with the proposed sewer realignment. As discussed above, the Project is
anticipated to encroach approximately six (6) feet into the 50-foot planning buffer for the sewer
realignment. However, the proposed sewer easement associated with the sewer realignment would not
encroach into the 100-foot riparian buffer. The sewer easement running north to south is to be vacated.
For water service the project would construct a 2-inch domestic water service line as well as off-site
improvements that are further described in the next section.
The 8-inch fire supply and gas and water services would run south of the sales and service buildings
through the customer and employee parking lot. New electrical services and telephone lines would run
east to west through the customer and employee parking lot.
Off-Site Improvements
Additional off-site improvements would be required by the City and would include the extension of the
12-inch PVC water main along Plaza Drive across the Project frontage and the DMV to be looped to
Thunder Drive.
Full width improvements on Plaza Drive would construct an 80-foot curb to curb width across the
Project frontage. This would include curb, gutter, 5-foot sidewalks and 8-foot bicycle lanes on both sides
of Plaza Drive. Improvements to the north side of Plaza Drive will occur at the time of Phase II is
developed. Landscaping for Phase II will be provided at the time Phase II is developed and the
Conceptual Landscape Plan for Phase II is displayed in Figure 8. Development of Phase II will include a 5foot sidewalk and 8-foot bicycle lane on the north side of Plaza Drive and will be constructed as part of
the development of the Phase II area. A pedestrian ramp will also be provided along the frontage of the
Phase II development connecting to the sidewalk.
The off-site improvements along the southern portion of Plaza Drive to also include a 5-foot sidewalk
and 8-foot bicycle lane in addition to roadway widening improvements will be constructed at the time
Phase I is developed. The provision of sidewalks will enhance pedestrian access to the adjacent
CarMax Auto Superstore
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commercial areas. Striping would include two (2) eastbound lanes and one (1) westbound lane with a
center two-way left turn lane.. Improvements to the north side of Plaza Drive would occur at the time
the northern parcel is developed.
On Thunder Drive, a 10-foot street widening would occur between the two (2) proposed driveways and
would be striped with “No Parking” and a red curb.
Drainage and Hydrology
A Drainage Study was prepared by REC Consultants, Inc. and is included in this EIR as Appendix J. Once
fully developed, the Project Site will have an impervious footprint of approximately 6.28 acres. As stated
in the Drainage Study, pre-and post-development runoff would remain constant on the northern parcel
as the Project Site would be constructed solely of permeable pavement. Runoff from the southern
parcel would drain to an underground detention system near the southeast corner of the Project Site,
within the customer and employee parking lot. Mitigated peak flows would then drain from the
detention facility by a 24-inch PVC storm drain to Point of Compliance (POC) 3 at the southwest corner
of the Project Site where it drains to the same point as in existing conditions. Runoff from surrounding
landscape areas to the north will be intercepted by a concrete brow ditch and released at POC-4,
effectively bypassing detention. Prior to discharging from the Project Site, first flush runoff would be
treated via an underground proprietary Best Management Practice (BMP) in accordance with standards
set forth by the San Diego Water Board and the County of San Diego’s BMP Design Manual. Runoff from
the developed Project Site would drain to a single onsite underground detention system. Peak flows
would be mitigated via this facility prior to discharging to the proprietary underground water quality
system. Once through the proprietary underground water quality system, runoff will discharge to POC-1,
or the existing point of discharge from the Project Site.
Developed and existing condition drainage areas and 100-year peak flow rates were analyzed at the
receiving discharge location from the Project Site. The Project would reduce peak flows for the majority
of the Project Site. Discharge locations POC-1 and POC-2 at Plaza Drive would increase slightly due to the
widening and expansion of Plaza Drive. Runoff discharging at these locations would move west toward
the intersection of SR-78 and Plaza Drive where said runoff would enter curb inlets on the north and
south sides of Plaza Drive respectively. Flows at discharge location POC-3 would be reduced and POC-4
peak flows would increase slightly, however, POC-3 and POC-4 confluence at POC-3 in Buena Vista Creek
therefore reducing total net peak flows to Buena Vista Creek from pre-development to postdevelopment conditions. The Project would not alter existing drainage patters onsite or increase net
runoff after development.
A Storm Water Quality Management Plan (SWQMP), prepared by REC Consultants, Inc. and included in
this EIR as Appendix K, and describes the treatment of storm water for the proposed Project. As stated
in the SWQMP the northern parcel would be constructed solely of permeable materials and therefore,
no storm water mitigation or water quality treatment is necessary. Storm water from the southern
parcel would be conveyed via underground pipe from various parts of the Project Site through
proprietary water quality measures and into an underground detention system, where storm water
would then be released to discharge location POC-2. The underground detention system has been
designed to drain within 72 hours in order to avoid standing water and mosquito breeding.
Architectural Details
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The CarMax Project would consist of an aluminum storefront framing system, windows with blue tinted
glazing and an entrance which would be accented by a blue standing seam metal roof. The conceptual
CarMax sign would sit below this roof feature. Below the roof line a metal roof top unit screen would be
painted in dark earth tones. The sides of the building would consist of split face concrete masonry units
(CMU) painted in dark earth tones with accents of smooth face CMU in light earth tones. Onsite signage
would be processed under a separate permit. Conceptual onsite signage would include the following: A
6-foot monument sign would be placed at the Thunder Drive frontage between the two (2) driveways
and a 20-foot pylon sign would be placed at the northeast corner of the Project Site, south of Plaza Drive
and west of the DMV. Project signage would not be illuminated. The proposed building height would be
28 feet, 8 inches and would comply with the 50-foot maximum allowable height for buildings in the CC
zone as stated in the City Zoning Ordinance Section 1130. Conceptual elevations of the proposed
buildings are displayed in Figure 7.
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Landscape
Landscaping would be provided along the Project frontage at Plaza Drive and would contain 24” street
trees such as Variegata Orchid Tree and New Zealand Christmas Tree, 24” accent trees including Queen
Palm, Mexican Sycamore and Southern Live Oak. Theme and screening trees including Brisbane Box,
Australian Willow and Fern Pine will also be provided at the northeast and northwestern corners of the
Project Site. These areas would be interspersed with ornamental shrubs and groundcovers including
various hedge shrubs, massing shrubs and accent shrubs. The other side of Plaza Drive along the Project
frontage for the Phase II development will contain mostly street trees, theme and screening trees and
ornamental shrubs and groundcovers. Ornamental shrubs and groundcovers will then continue along
the western, eastern and northern boundaries of the Phase II parcel. Similarly, various ornamental
shrubs and groundcovers will be planted along the western and eastern boundaries of the Project Site
including the boundary between the Project Site and the DMV parking lot. Figure 8 displays the
Conceptual Landscape Plan for the Phase II parcel and the landscaping for the northwestern portion of
the Phase I development.
Figure 9 displays the Conceptual Landscape Plan for southern and eastern portion of the Project Site. An
enhanced landscaped entry will be provided between the two Project driveways on Thunder Drive and
would contain 24” shade trees consisting of Tipu Tree, Goldenrain Tree, and Evergreen Elm. The
enhanced landscape entry will also be dispersed with accent trees and various ornamental shrubs and
groundcovers. Parking area shade trees will be provided along the boundary of the customer and
employee parking lot and will be scattered between the parking lot islands. Various ornamental shrubs
and groundcovers will be dispersed along the boundary of the customer and employee parking lot and
within the parking lot islands.
The area south of the customer and employee parking lot, between the sewer line and the 100-foot
riparian buffer will be planted with a hydroseed mix containing basic native erosion control mix
including Cucamonsa Brome, Small Fescue and Tree Clover.
Blended Fescue Sod ground cover and deciduous trees such as Imperial Honeylocust and Oregon Ash.
Native seed ground cover would also be provided on the northern parcel sales display area along the
western edge and northern edge adjacent to SR-78. Rock mulch and native seed would be planted along
the eastern edge of the southern parcel adjacent to the DMV parking lot. The customer and employee
parking lot islands would consist of deciduous trees, palm trees, evergreen shrubs and grasses.
Landscaping would be designed to minimize irrigation and runoff and willwould be designed planted
with native, locally appropriate, and/or drought tolerant species where practical in accordance with the
City’s Landscape Development Manual. Project landscaping will not plant, seed, or otherwise introduce
invasive exotic plant species to landscaped areas that are adjacent and/or near native habitats including
those listed on the California Invasive Plant Council’s Invasive Plant Inventory. Landscaping plant stock
will be inspected by a qualified pest inspector to ensure it is free of pest species. Landscaping would be
in compliance with the City of Oceanside Zoning Ordinance Section 1130 for minimum landscaping
requirements and Section 3019 – Landscaping, Irrigation, and Hydroseeding for parking lot requirements
and street tree and parking lot tree requirements. Landscaping would cover approximately 13.6% of the
Project Site. The Conceptual Landscape Plan is provided as Figure 8 and Figure 9.
The proposed retaining wall located at the southwest portion of the Project Site is subject to Section
3040 of the Zoning Ordinance requiring retaining walls in excess of four (4) feet and visible from a
residential district to be irrigated and plantable. Due to Project Site constraints of the creek buffer and
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proposed sewer line, the retaining wall is unable to be plantable. Therefore, the Project requests a
Variance to provide climbing vines and a split face wall to soften the look of retaining wall. The
Conceptual Landscape Plan provides details of the retaining wall with climbing vines which are to consist
of Cat’s Claw Vine.
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Lighting
Light-emitting diode (LED) lamp technologies in lighting fixtures are to be full cut off with a flat lens and
downcast to reduce light spill onto adjacent properties are proposed onsite. Exterior lighting would be
reduced after operation hours to reduce light spill onto neighboring properties. The lighting within the
sales display area would be reduced after the store closes to the public to one-quarter of the
illumination and is further reduced one hour after the store closes to half of the illumination after
employees exit the facility to the minimum level that still allows security cameras to operate. Lighting in
the customer and employee parking lot is reduced to the maximum extent possible while maintaining
safety for customers and employees to reach their cars safely.
Light poles would have a 26-foot total mounting height with 24-foot poles mounted on concrete
pedestals, two (2) feet above grade. All proposed lighting including light pole heights, directional
shielding and glare reduction measures would be in compliance with the Zoning Ordinance Article 30,
Section 3024 and Article 31 for parking lot lighting requirements.
Safety Features
The Project would utilize interior and exterior surveillance cameras that are monitored 24 hours a day,
seven (7) days a week for safety and loss prevention purposes. The sales display and staging area
entrances are secured by embassy style gates which are designed to be impenetrable and are used to
secure and prevent vehicle theft. Guardrail is also used around the perimeter of the sales lot to further
prevent vehicle theft.
A Knox Box will be provided at the security gate and control island on the northern parcel sales display
area as well as at the security gate and control island located at the test drive-only driveway. A Knox Box
is a small, wall-mounted safe that holds building keys in order for fire departments, emergency medical
services and police to gain access into buildings in emergency situations.
Demolition and Grading
No demolition would be required as part of Project construction as no existing structures are located on
the vacant parcels. The Project grading quantities include 12,500 cubic yards (CY) of cut and 12,500 CY of
fill and no import or export would be required.
Phase II
Phase II of the Project has the potential to develop the northern parcel as an additional sales display
area for the Phase I CarMax facilities. The sales display area would be guarded with a security gate and
control island. This area would hold approximately 69 vehicles. Phase II of the Project would also include
landscaping and sidewalk improvements along the northerly side of Plaza Drive. Improvements to the
north side of Plaza Drive will occur at the time of Phase II is developed. Landscaping for Phase II will be
provided at the time Phase II is developed and the Conceptual Landscape Plan for Phase II is displayed in
Figure 8. Development of Phase II will include a 5-foot sidewalk and 8-foot bicycle lane on the north side
of Plaza Drive and will be constructed as part of the development of the Phase II area. A pedestrian
ramp will also be provided along the frontage of the Phase II development connecting to the sidewalk.
Construction Phasing
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Table 3.4-2 below lists the tentative construction schedule for the proposed Project.
Table 3.4-2
Tentative Project Construction Schedule
Phase
Number

Phase Name

Phase Type

Start Date

End Date

Number Days

1

Site Preparation

Site Preparation

11/9/2021

11/23/2021

10

2

Grading

Grading

11/24/2021

12/23/2021

20

3

Paving

Paving

12/24/2021

1/25/2022

20

4

Building Construction

Building Construction

1/26/2022

12/27/2022

230

5

Architectural Coating

Architectural Coating

12/28/2022

1/26/2023

20

3.5 Project Approvals
This EIR is intended to provide documentation pursuant to CEQA to cover the discretionary approvals
that are required to implement the CarMax Project. The City, as the Lead Agency under CEQA, is
responsible for permitting and carrying out the Project. The following discretionary permits and
approvals would be required to implement the Project as analyzed in this EIR:
1. Conditional Use Permit (CUP19-00029). Pursuant to Zoning Ordinance Section 1120, vehicle
sales, automobile washing and service stations are allowed in the CC zone with the approval of a
CUP.
2. Development Plan (D19-00021). Development plans are required for development projects to
ensure that new development complies with all applicable requirements of the Zoning
Ordinance.
3. Variance (V20-00005). A variance is required to allow for climbing vines to be provided on the
proposed retaining wall as opposed to a plantable retaining wall required by Section 3040 of the
Zoning Ordinance.
4. Sewer Easement Vacation. The Project would vacate the existing City sewer easement which
runs north to south on the eastern portion of the Project Site.
The following ministerial permits and approvals would be required to implement the Project as analyzed
in this EIR:
1. Grading Permit. The Project involves grading, clearing and removal of natural vegetation and
therefore requires a grading permit. Proposed grading activities must meet requirements of the
City of Oceanside Grading Regulations Manual.
2. Building Permits. The building of structures would require a building permit. Although this is a
ministerial permit, the applicant must adhere to all applicable regulations.
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3. Sign Permit. All onsite signage would require a permit from the City of Oceanside and would
adhere to all applicable requirements and regulations.
4. Aboveground Storage Tank. The onsite aboveground storage tank would require a permit and
approval from the County of San Diego Department of Environmental Health Hazardous
Materials Division.
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CHAPTER 4.0

ENVIRONMENTAL ANALYSIS

This Chapter provides information on the existing environmental conditions, evaluates the potential
environmental consequences of the Project, and recommends mitigation measures for each
environmental category, if necessary. Based on preliminary evaluation of the probable effects of the
project and thorough review of the comments submitted in response to the NOP and testimony
received at the public scoping meeting, each of which are included in this EIR as Appendix A, it is
determined that the Project could result in significant impacts to the following resource categories:







Biological Resources
Cultural Resources
Geology and Soils
Hydrology and Water Quality
Land Use and Planning
Tribal Cultural Resources

Therefore, this EIR evaluates the potential impacts for these resource categories from construction and
operation of the Project. The potential cumulative impacts for the resource categories are addressed in
Chapter 5.0 Cumulative Impacts.
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Chapter 4.1

ENVIRONMENTAL ANALYSIS INTRODUCTION

The following Chapters provide information on the existing environmental conditions, analyzes the
potential environmental impacts that may occur as a result of Project construction and operation, and
recommends mitigation measures for each environmental category if the Project would result in a
significant impact. The assessment of each environmental resource category analyzed herein includes
the following:







Environmental Setting
Regulatory Setting
Thresholds of Significance
Project Impact Analysis
Mitigation Implementation and Monitoring
Level of Significance after Mitigation

CarMax Auto Superstore

March 2021
Page 4.1- 1

4.2 Aesthetics

Chapter 4.2
4.2.1

AESTHETICS

Environmental Setting

Regional Setting
San Diego County encompasses 4,261 square miles and is characterized by varied topography including
ocean, lagoons, mountains and desert. The western side of the County is bordered by the Pacific Ocean
and is primarily urban while the eastern side of the County is composed of mountains, desert and
undeveloped backcountry.
The City of Oceanside is located in coastal northern portion of the County. The City encompasses
approximately 42 square miles and is bound by Camp Pendleton to the north, the City of Carlsbad to the
south, the Pacific Ocean to the West, and the City of Vista and unincorporated portions of the County to
the east. In contrast to urban growth in the southern part of the County, northern portions of the
County have remained suburban and semi-rural over the years. Major features of the area include the
beaches, the San Luis Rey River, Buena Vista Lagoon, and the open areas of Camp Pendleton. The City
has approximately four (4) miles of shoreline, including a public marina, a 2,000-foot pier, and public
beaches. Most of the City is developed, with the eastern portion of the City characterized by singlefamily houses on curving streets and cul-de-sacs, intermixed with canyon and hillside open spaces. Park,
commercial and institutional uses occur within and around the residential uses. The western portion of
the City along the coast is characterized by a grid pattern of streets with single-family houses adjacent to
major commercial and mixed-use areas.
Existing Character
The Project Site contains mainly disturbed land, ornamental trees, iceplant, and ruderal vegetation.
Small patches of native vegetation are interspersed around the Project Site. Several native trees and
shrubs as well as non-native species line the southern portion of the Project Site adjacent to the Buena
Vista Creek. The elevation of the property ranges from approximately 180 to 220 feet amsl.
The Project area is primarily developed and surrounding land uses consist of residential and commercial
development. The Project Site is visible from adjacent residential developments, commercial
developments, as well as adjacent roadways from Plaza Drive, Thunder Drive and SR-78. To viewers
from adjacent properties and roadways, the Project Site appears as a set of vacant, disturbed lots
dominated by non-native plant species with a few introduced tree species along the Project Site
boundary. Long-distance views are generally constrained by intervening development and urban
landscaping. From within the southern parcel, Plaza Drive and SR-78 are visible to the north, residential
development and Thunder Drive are visible to the east, the Tri-City Crossroads commercial center is
visible to the west, and Buena Vista Creek and residential development are visible to the south. From
within the northern parcel, SR-78 and the medical facilities on the other side of the highway are visible
to the north, Plaza Drive, Buena Vista Creek and residential development are visible to the south, the
Tri-City Crossroads commercial center is visible to the west, and Plaza Drive and the peaks of the San
Luis Rey valley are visible to the east. There are no parks or scenic highways in the vicinity of the Project
Site.
Scenic Resources
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Currently there is no Citywide inventory of scenic views. However, the City’s Local Coastal Program (LCP)
states that the City’s important aesthetic resources include views of the Pacific Ocean, San Luis Rey
River, Buena Vista Lagoon, Oceanside Harbor and Oceanside Pier. The Project is located 3.5 miles east of
Buena Vista Lagoon, over four (4) miles east of the Pacific Ocean, 5.5 miles southeast of Oceanside Pier
and over six (6) miles southeast of Oceanside Harbor, and is therefore not in close proximity to these
aesthetic resources.
Scenic Highways
Currently the California Department of Transportation (Caltrans) has officially designated six (6) State
Scenic Highway sections within the County: (i) Highway 52 in the City of Santee; (ii) Highway 75 along
the Silver Strand in the City of Coronado; (iii) Highway 75 along the San Diego-Coronado Bridge; (iv)
Highway 78 in Anza Borrego Desert State Park; (v) Highway 125 in the City of La Mesa; and (vi) Highway
163 in Balboa Park (Caltrans, 2017). All of these highways are over 30 miles from the Project Site.
Caltrans has also listed Interstate 5 (I-5) and SR-76 as eligible for scenic designations. The Project Site is
located approximately 3.3 miles east of I-5 and 3.5 miles south of SR-76.
Light and Glare
Light introduction can be a nuisance to adjacent residential areas, diminish the view of the clear night
sky and if uncontrolled, can cause disturbances for motorists traveling in the area. Light spill is typically
defined as the presence of unwanted light on properties adjacent to a property being illuminated.
Existing sources of light are present in the Project area including lights and illuminated signs from the
commercial center to the west and the DMV to the east, highway lights and vehicle headlights from SR78 to north and street lighting on Thunder Drive and Plaza Drive.
Glare is caused by the reflection of sunlight or artificial light by highly polished surfaces such as window
glass or reflective materials and from broad expanses of light-colored surfaces or vehicle headlights.
Perceived glare is the unwanted and potentially objectionable sensation experienced by a person
looking directly or indirectly into the light source of a luminaire. Existing sources of glare in the Project
area include reflective building materials (e.g., windows) and passing cars along SR-78 and the adjacent
Plaza Drive and Thunder Drive roadways.
Palomar Observatory
The Palomar Observatory, located atop Palomar Mountain, is located approximately 27 miles north east
of the Project Site. The Observatory is a center of astronomical research and is home to three (3) active
research telescopes. Light pollution is an increasing problem for Palomar Observatory as rapid
urbanization has resulted in a significant increase in the amount of sky glow and directly impacting the
effectiveness of the Palomar Observatory. The Palomar Observatory has extensively worked with the
surrounding communities to minimize the impacts of light pollution and continue to work with City,
County and Tribal governments to mitigate the effects of local light pollution. The Project Site is not
located within a 15-mile radius of Palomar Mountain, as identified in the County of San Diego Outdoor
Light Control Ordinance Zone Map.
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4.2.2

Regulatory Setting

City of Oceanside Municipal Code
Chapter 39 of the City of Oceanside Municipal Code (OMC) establishes light pollution regulations to
restrict the use of certain light fixtures that could emit undesirable light rays into the night sky, having a
detrimental effect on regional astronomical observation and research. OMC Chapter 39 identifies
lighting-related standards including lamp types allowed, shielding requirements and hours of operation
for certain lighting types. The requirements for lamp source and shielding of light emissions for outdoor
light fixtures are included in Table 4.2-1 below.
Table 4.2-1
City of Oceanside Lighting Standards
Class I – Color Rendition Important
Lamp Type

Requirement

Low pressure sodium

Permitted

Other lights above 4050 lumens

Permitted

Other lights 4050 lumens or less

Permitted

Class II – Parking Lots, Roadways, Security
Low pressure sodium

Permitted

Other lights above 4050 lumens

Prohibited

Other lights 4050 lumens or less

Permitted

Class III – Decorative
Low pressure sodium

Permitted

Other lights above 4050 lumens

Prohibited

Other lights 4050 lumens or less

Permitted

City of Oceanside General Plan
The General Plan serves as a policy guide for determining the appropriate physical development and
character of the City.
Land Use Element
The objectives and policies in the Land Use Element of the General Plan provide guidance for the
protection of visual resources within the City. The following goals and policies of the Land Use Element
are relevant to the Project:
1.11 Balanced Land Use
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Objective: To develop and use lands for the long-term provision of a balanced, selfsufficient and efficient community.
Policy A: The City shall establish and enforce a balanced distribution of land uses to
organize the City in a hierarchy of activity centers and land use so as to foster a sense of
neighborhood, community and regional identity.
Policy B: The City shall analyze proposed land uses for assurance that the land use will
contribute to the proper balance of land uses within the community or provide a
significant benefit to the community.
1.12 Land Use Compatibility
Objective: To minimize conflicts with adjacent or related land uses.
Policy A: Adequate setbacks, buffering, and/or innovative site design shall be required
for land uses that are contiguous to and incompatible with existing land uses.
Policy B: The use of land shall not create negative visual impacts to surrounding land
uses.
Policy C: The use of land shall not subject people to potential sources of objectionable
noise, light, odors, and other emissions nor the exposure of toxic, radioactive, or other
dangerous materials.
1.2 Site Design
Objective: To provide high-quality site design, all proposed land development projects
shall take advantage of natural or manmade environments to maximize energy
conservation, natural air circulation, public safety, visual aesthetics, private and
common open spaces, privacy and land use compatibility.
Policy A: The Placement of proposed structural components, landscaping, access ways,
etc. shall be oriented on the site in such a manner to maximize:
o
o

The quality of view and vistas from the site to the surrounding environment;
The quality of views and vistas of the site from surrounding land uses.

1.23 Architecture
Objective: The architectural quality of all proposed projects shall enhance neighborhood
and community values and City image.
Policy A: Architectural form, treatments and materials shall serve to significantly
improve on the visual image of the surrounding neighborhood.
Policy B: Structures shall work in harmony with landscaping and adjacent urban and/or
topographic form to create an attractive line, dimension, scale and/or pattern.
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2.27 Commercial Design
Policy A: Commercial architecture shall emphasize establishing prominence and identity
to businesses while presenting tasteful, dignified, and visually appealing designs
compatible with their surroundings.
3.21 Scenic Open Areas
Policy A: The City shall encourage the preservation of significant visual open areas.
Environmental Resource Management Element
The Environmental Resource Management Element of the General Plan outlines recommended action
programs to implement and achieve long-range planning objectives. The City Implementation Program
actions related to visual resources and scenic areas include:
Objectives: Recreation and Scenic Areas – Encourage the preservation of significant visual open
spaces when such preservation is in the best interest of the public health, safety and welfare.
The City will:
1. Plan readily accessible recreation facilities close to population centers and
education facilities utilizing public open space while protecting natural sites of
significant scenic or ecological value.

4.2.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Have a substantial adverse effect on a scenic vista;
b. Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings,
and historic buildings within a state scenic highway;
c. Substantially degrade the existing visual character or quality of public views of the site and its
surroundings? (Public views are those that are experienced from public accessible vantage
point). If the project is in an urbanized area, would the project conflict with applicable zoning
and other regulations governing scenic quality;
d. Create a new source of light or glare which would adversely affect day or nighttime views in the
area?

4.2.4

Project Impact Analysis

This section provides an assessment of potential aesthetics impacts related to Project implementation.
Potential impacts addressed in this section include substantial adverse effects on scenic vistas, damage
to scenic resources within a state scenic highway, degradation of existing visual character and creation
of adverse sources of light or glare. Would the Project:
CarMax Auto Superstore
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a. Have a substantial adverse effect on a scenic vista?
The Project is located in a primarily developed area surrounded by the Tri-City Crossroads commercial
center to the west, the DMV and medium-density residential to the east, SR-78 directly north and Buena
Vista Creek, high density residential, a senior living facility and OFD station to the south of the Project
Site.
The CarMax Project would consist of an aluminum storefront framing system, windows with blue tinted
glazing and an entrance which would be accented by a blue standing seam metal roof. The CarMax sign
would sit below this roof feature. This sign is not illuminated and would not present additional light or
glare to the Project area. Below the roof line a metal roof top unit screen would be painted in dark earth
tones. The sides of the building would consist of split face CMU painted in dark earth tones with accents
of smooth face CMU in light earth tones. A 6six-foot monument sign would be placed at the Thunder
Drive frontage between the two (2) driveways and a 20-foot pylon sign would be placed at the northeast
corner of the Project Site, south of Plaza Drive and west of the DMV. The proposed building height
would be 28 feet, 8 inches measured from the top of the standing seam roof. Conceptual elevations of
the proposed buildings are displayed in Figure 7.
The Project is not located in close proximity to important aesthetic resources as identified in the City’s
LCP including views of the Pacific Ocean, San Luis Rey River, Buena Vista Lagoon, Oceanside Harbor and
Oceanside Pier. The Project is located 3.5 miles east of Buena Vista Lagoon, over four (4) miles east of
the Pacific Ocean, 5.5 miles southeast of Oceanside Pier and over six (6) miles southeast of Oceanside
Harbor. Buena Vista Creek is not identified as an aesthetic resource in the City’s LCP, and therefore, the
Project is not in close proximity to any identified aesthetic resources.
The Environmental Resource Management Element of the General Plan identifies existing open space
areas including areas of visual open space. The nearest identified existing visual open space areas
include Mira Costa College and a utility easement. The Project is located approximately one (1) mile
southeast of both areas. Due to its location, the Project would not block any views of the resources
described above. As the Project would be located in an already urbanized area and would be of similar
massing and appearance to the existing commercial center to the west, the Project would not degrade
views from a visual open space area. Further, the Project would not have an effect on public viewpoint
locations that may include views of the Pacific Ocean due to the distance, topography and intervening
developments.
The Project is consistent with the existing CC zoning and General Plan designations for the Project Site.
In its present condition, the Project Site does not provide an expansive view of a highly valued landscape
or scenic vista and it would not interfere with views of an existing scenic vista. The development of the
Project would not contrast with surrounding land uses or with the existing visual landscape.
Therefore, the Project would not have a substantial adverse effect on a scenic vista, and related impacts
will be less than significant.
b. Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings,
and historic buildings within a state scenic highway?
The Project Site is located directly south of SR-78. There are six (6) State Scenic Highway sections as
designated by Caltrans within the County, as discussed above, the Project Site is located over 30 miles
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from these designated highways. Caltrans has listed I-5 and SR-76 as eligible for scenic designations;
however, the Project Site is located approximately 3.3 miles east of I-5 and 3.5 miles south of SR-76.
Further, no scenic resources, including trees, rock outcroppings, or historic buildings within a state
scenic highway are present on or adjacent to the Project Site.
Therefore, the Project would not damage a scenic resource within a state scenic highway, and no impact
will occur.
c. In nonurbanized areas, substantially degrade the existing visual character or quality of public
views of the site and its surroundings? (Public views are those that are experienced from public
accessible vantage point). If the project is in an urbanized area, would the project conflict with
applicable zoning and other regulations governing scenic quality?
The Project is located in a primarily urbanized area surrounded by a commercial center to the west, the
DMV and medium-density residential to the east, SR-78 directly north and Buena Vista Creek, high
density residential, a senior living facility and OFD station to the south.
The Project would be consistent with the existing CC zoning and General Plan designation of the Project
Site. Development of the Project Site would construct a pre-owned automobile facility consisting of a
sales and administration building, service building, private carwash, associated access drives, landscaped
areas, presentation area, staging area, sales display area, and a customer and employee parking lot.
Landscaping would be provided along the Project frontage at Plaza Drive and would contain 24” street
trees such as Variegata Orchid Tree and New Zealand Christmas Tree, 24” accent trees including Queen
Palm, Mexican Sycamore and Southern Live Oak. Theme and screening trees including Brisbane Box,
Australian Willow and Fern Pine will also be provided at the northeast and northwestern corners of the
Project Site. These areas would be interspersed with ornamental shrubs and groundcovers including
various hedge shrubs, massing shrubs and accent shrubs. The other side of Plaza Drive along the Project
frontage for the Phase II development will contain mostly street trees, theme and screening trees and
ornamental shrubs and groundcovers. Ornamental shrubs and groundcovers will then continue along
the western, eastern and northern boundaries of the Phase II parcel. Similarly, various ornamental
shrubs and groundcovers will be planted along the western and eastern boundaries of the Project Site
including the boundary between the Project Site and the DMV parking lot. Figure 8 displays the
Conceptual Landscape Plan for the Phase II parcel and the landscaping for the northwestern portion of
the Phase I development.
Figure 9 displays the Conceptual Landscape Plan for southern and eastern portion of the Project Site. An
enhanced landscaped entry will be provided between the two Project driveways on Thunder Drive and
would contain 24” shade trees consisting of Tipu Tree, Goldenrain Tree, and Evergreen Elm. The
enhanced landscape entry will also be dispersed with accent trees and various ornamental shrubs and
groundcovers. Parking area shade trees will be provided along the boundary of the customer and
employee parking lot and will be scattered between the parking lot islands. Various ornamental shrubs
and groundcovers will be dispersed along the boundary of the customer and employee parking lot and
within the parking lot islands.
CarMax Auto Superstore

March 2021
Page 4.2- 7

4.2 Aesthetics

The area south of the customer and employee parking lot, between the sewer line and the 100-foot
riparian buffer will be planted with a hydroseed mix containing basic native erosion control mix
including Cucamonsa Brome, Small Fescue and Tree Clover.
Blended Fescue Sod ground cover and deciduous trees such as Imperial Honeylocust and Oregon Ash.
Native seed ground cover would also be provided on the northern sales display area along the western
edge and northern edge adjacent to SR-78. Rock mulch and native seed would be planted along the
eastern edge of the southern parcel adjacent to the DMV parking lot. The customer and employee
parking lot islands would consist of deciduous trees, palm trees, evergreen shrubs and grasses. The
Conceptual Landscape Plan is provided as Figure 8 and Figure 9.

The CarMax Project would consist of an aluminum storefront framing system, windows with blue tinted
glazing and an entrance which would be accented by a blue standing seam metal roof. The CarMax sign
would sit below this roof feature. This sign is not illuminated and would not present additional light or
glare to the Project area. Below the roof line a metal roof top unit screen would be painted in dark earth
tones. The sides of the building would consist of split face CMU painted in dark earth tones with accents
of smooth face CMU in light earth tones. Conceptual elevations of the proposed building and materials
are shown in Figure 7.
The existing visual character of the surrounding area is characterized by development; primarily
containing commercial buildings and various residential developments including both medium- and
high-density developments and a senior living facility. Overall, the Project area would remain developed
similar to current conditions. Although the visual character of the Project Site would change with the
addition of the CarMax Project, the development would not substantially degrade the existing visual
character of the surrounding area and would appear as a continuation of existing development in
Project vicinity.
In addition, the Project would comply with the OMC and General Plan policies pertaining to visual
character. The Project would also comply with the Zoning Ordinance for requirements related to
building height, scale, setbacks, landscaping and parking to further reduce potential impacts related to
visual character. The proposed height of the building would be 28 feet, 8 inches from the top of the
standing seam roof and would comply with the 50-foot maximum allowable height for buildings in the
CC zone as stated in the Zoning Ordinance Section 1130. Additionally, the existing commercial buildings
to the west have similar height and massing as they are also located in the CC zone.
The Project is located in an urbanized area and would not conflict with applicable zoning and other
regulations governing scenic quality, and impacts will be less than significant.
d. Create a new source of light or glare which would adversely affect day or nighttime views in the
area?
The Project would contain lighting in the parking lot areas and along the Project Site boundary. The
Project would employ LED lamp technologies in lighting fixtures that would be full cut off with a flat lens,
and downcast to reduce light spill onto adjacent properties. Proper directional shielding of lighting in
parking areas would further prevent glare to adjacent properties. Light poles and associated pedestals
would not exceed 25 feet per Section 3117 of the City of Oceanside Zoning Ordinance and exterior
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lighting onsite would be reduced after operating hours. The lighting within the sales display area would
be reduced after the store closes to the public and is further reduced after employees exit the facility to
the minimum level that still allows security cameras to operate. Lighting in the customer and employee
parking lot is reduced to the maximum extent possible while maintaining safety for customers and
employees to reach their cars safely.
The CarMax sign would sit below the blue standing seam metal roof and is not illuminated. The sign will
not present additional light or glare to the Project area. All outdoor lighting would comply with the
standards of the Zoning Ordinance, Article 30, Section 3024 and Article 31 for parking lot lighting
requirements.
Existing sources of light and glare in the surrounding area of the Project Site include cars, streetlights,
signs and reflective building materials. Development of the Project would not substantially add to the
amount of light and glare present in the area. The proposed building siding would consist of split face
CMU painted in dark earth tones with accents of smooth face CMU in light earth tones. The building
would also have an aluminum storefront framing system, windows with blue tinted glazing and an
entrance which would be accented by a blue standing seam metal roof. Blue tinted glazing is typically
used to reduce glare and all other proposed building materials would not contain highly reflective
materials. Compliance with Chapter 39 of the OMC for light pollution regulations and Article 30 of the
Zoning Ordinance, in addition to the placement of fixtures and reduction of lighting after operating
hours, potential impacts relating to new sources of light and glare would be reduced to less than
significant levels.
The Palomar Observatory, located atop Palomar Mountain, is located approximately 27 miles north east
of the Project Site. Light pollution is an increasing problem for Palomar Observatory as rapid
urbanization has resulted in a significant increase in the amount of sky glow and directly impacting the
effectiveness of the Palomar Observatory. The Project Site is not located within a 15-mile radius of
Palomar Mountain, as identified in the County Outdoor Light Control Ordinance Zone Map. Additionally,
the Project would comply with Chapter 39 of the Municipal Code related to light pollution regulations.
Therefore, the Project would not have a significant increase in the amount of light pollution in the area
and would not directly impact the effectiveness of the Palomar Observatory.
The Project would not create a new source of light or glare which would adversely affect day or
nighttime views in the area, and impacts will be less than significant.

4.2.5

Mitigation Implementation and Monitoring

No significant impacts to aesthetics have been identified and therefore, no mitigation measures are
required.

4.2.6

Level of Significance After Mitigation

Impacts related to aesthetics from the implementation of the Project will be less than significant.
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Chapter 4.3

AGRICULTURE AND FORESTRY RESOURCES

The following document was used in the preparation of this section and is included in its entirety in
Appendix B:
EnviroApplications, Inc. September 11, 2019. Phase I Environmental Site Assessment for Proposed
Oceanside CarMax Facility.

4.3.1

Environmental Setting

Regional Setting
The County is the only county in California that qualifies as both a major urban county and is ranked
among the top ten agricultural counties in the state in terms of agricultural value. It is estimated that of
the County’s approximately 2.73 million acres, 305,573 acres (2013) are in agriculture. The County is the
southwestern most county in the State, enjoying a Mediterranean climate that optimizes production of
a variety of crops that may be more difficult to produce elsewhere in the state. A variety of agricultural
commodities make up the County’s agriculture. In terms of total value, nursery and flower crops account
for 62%; fruits and nuts account for 22%; field crops account for <1%; vegetables account for 9%; and
livestock and poultry products (i.e. milk and eggs), livestock and poultry (i.e. cattle, chickens, hogs,
rabbits, sheep), specialty crops and apiary products account for approximately 1% each.
The agriculture industry in the City is valued at approximately $12 million annually. This accounts for
approximately 10% of the County’s agriculture output. Major crops include avocados, tomatoes, citrus
and nursery stock.
There are two (2) primary areas of significant agricultural production in the City as described in the
Environmental Resource Management Element of the General Plan. The first, Morro Hills agricultural
area, is located generally north of Mission Avenue and east of Vandegrift Boulevard. Avocados are the
primary crop and production contributes to the northern portion of the County output of over 90% of all
avocados in California. The second area is the Rancho del Oro property between Mission Avenue and
Oceanside Boulevard. Rancho del Oro contains the largest lime grove in California, plus significant
numbers of lemons, oranges, tangelos and avocados.
Prime Agricultural Land, Prime Farmland and Soils of Statewide Importance
Soils in the County region are generally considered poor, with only six percent of the region’s soils
considered prime agricultural land, as defined by Government Code Section 51201(c). In the County,
prime agricultural land is sparsely scattered throughout the region and is often constrained by protected
biological resources such as wetlands, restricting the feasibility of their use.
The California Department of Conservation’s Farmland Mapping and Monitoring Program’s (FMMP)
farmland categories are based on local soil characteristics and irrigation status, with the best quality
land identified as “Prime Farmland and Farmland of Statewide Importance”. In the County, 44 local soils
qualify for the Prime Farmland designation and 65 soils qualify for the Farmland of Statewide
Importance designation.
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According to the FMMP map prepared for the Project, the Project Site is designated as Urban and BuiltUp Land. Figure 10 provides the FMMP designation of the Project Site and its surroundings.
Onsite Agriculture
The approximately 10.54-acre Project Site is currently undeveloped, is relatively flat land and has been
previously graded. The Project Site is covered in non-native ruderal, iceplant, and ornamental vegetation
with some native coastal sage scrub plants interspersed. The southern parcel has occasionally been used
for temporary seasonal purposes such as a Christmas tree sales lot, Halloween pumpkin patch and for
dairy product sales. There are no current agricultural uses on the Project Site. Historical research for the
subject property as described in the Phase I Environmental Site Assessment prepared by
EnviroApplications, Inc. (Appendix B) does not indicate that it was ever used for agricultural purposes.
Based on a review of California Land Conservation Act of 1965 (Williamson Act) data, there are no
Williamson Act contract lands located within the Project Site, its zone of influence or its surrounding
area4.
Surrounding Agricultural Uses
The land surrounding the Project Site is also designated as “Urban” and “Built-Up Land” by the FMMP
(Figure 10). There are no designated agricultural land uses or zones in the surrounding vicinity of the
Project Site as demonstrated by the General Plan land use and City zoning map.

4

California Department of Conservation (CDC). 2004. Farmland Mapping and Monitoring
Program Tool.
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4.3.2

Regulatory Setting

State
Farmland Mapping and Monitoring Program (FMMP)
The California Department of Conservation (CDC), FMMP was established in 1982 to provide consistent,
timely, and accurate data for identifying California’s agricultural land resources. Agricultural land is rated
according to soil quality and irrigation status; the best quality land is identified as Prime Farmland.
FMMP is used by both CEQA and the Right to Farm disclosure law as the official source for agricultural
land data.
California Land Conservation Act of 1965 (Williamson Act)
The California Land Conservation Act of 1965, also known as the Williamson Act, gave the authority to
local governments to sign contracts with private landowners for the purpose of restricting specific
parcels of land to agricultural or related open space use. In return, landowners would receive tax relief
for agreeing not to change the use of their open space or agricultural lands for a contract period of ten
years.
California Code, Public Resources Code Section 12220(g), Section 4526 and Section 51104(g)
Public Resources Code Section 12220(g) defines forest land as land that can support 10% of native tree
cover of any species, including hardwoods, under natural conditions, and that allows for management of
one or more forest resources, including timber, aesthetics, fish and wildlife, biodiversity, water quality,
recreation and other public benefits.
Public Resources Code Section 4526 defines timberland as land, other than land owned by the federal
government and land designated by the board as experiment forest land, which is available for, and
capable of, growing a crop of trees of a commercial species used to produce lumber and other forest
products, including Christmas trees.
Public Resources Code Section 51104(g) defines a timberland production zone (TPZ) as an area which
has been zoned pursuant to Section 51112 or 5113 and is devoted to and used for growing and
harvesting timber, or for growing and harvesting timber and compatible uses.
Local
City of Oceanside General Plan
The General Plan Land Use Element has a goal for the continual long-term enhancement of the
community through the development and use of land which is appropriate and orderly with respect to
type, location, timing and intensity. The following objectives and policies provide guidance for the
protection of agricultural resources within the City and are relevant to the Project:
2.03 Agricultural Subdivision
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Policy A: The City shall assure in all actions that the legal parcels or interests in
agricultural lands are of sufficient size to viably conduct agricultural practices.
2.5 Agricultural
Objective: To identify, conserve and enhance Oceanside’s agricultural areas.
Policy A: Agricultural areas are characterized by their primary function that is to farm,
graze, or conduct animal husbandry. Agricultural areas typically involve continuous
tracts of agricultural land uses with only a very minor intrusion of non-agricultural land
uses. These non-agricultural land uses are only of the type and size to service the special
needs of the agricultural area.
Policy C: The City, in all proposed actions converting agricultural lands to other land
uses, consider the loss of those lands to the potential agricultural productivity to the
community; and shall assure that land use compatibility to agricultural lands is fully
defined and assured.
Policy D: Land use compatibility is of primary importance to agricultural areas, since
land use conflicts between agricultural and non-agricultural uses can force the economic
non-viability of agricultural areas.
3.19 Agricultural Resources
Policy A: The City shall apply agricultural land use designations and zoning classifications
to areas of significant productive agricultural use.
Policy B: Extension of City services to agricultural areas will be limited.
Policy C: The City shall encourage participation of agricultural property owners in
Williamson Act contracts.
The Environmental Resource Management Element of the General Plan describes the main agricultural
areas within the City and provides a map of areas rated “good” or “fair” for farming and general areas of
existing agriculture use in Figure ERM-7 (Agricultural Land).

4.3.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to non-agricultural use;
b. Conflict with existing zoning for agricultural use, or a Williamson Act Contract;
c. Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public
Resources Code Section 12220(g)), timberland (as defined by Public Resources Code section
4526), or timberland zoned Timberland Production (as defined by Government Code section
51104(g));
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d. Result in the loss of forest land or conversion of forest land to non-forest use;
e. Involve other changes in the existing environment which, due to their location or nature,
could result in conversion of Farmland, to non-agricultural use or conversion of forest land
to non-forest use.

4.3.4

Project Impact Analysis

In determining whether impacts to agricultural resources are significant environmental effects, lead
agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997)
(LESA) prepared by the CDC as an optional model to use in assessing impacts on agriculture and
farmland. In determining whether impacts to forest resources, including timberland, are significant
environmental effects, lead agencies may refer to information compiled by the California Department of
Forestry and Fire Protection regarding the state’s inventory of forest land, including the Forest and
Range Assessment Project and the Forest Legacy Assessment project; and forest carbon measurement
methodology provided in Forest Protocols adopted by the California Air Resources Board (CARB).
Would the Project:
a. Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to non-agricultural use?
The approximately 10.54-acre Project Site is currently undeveloped and relatively flat land. Historical
research for the subject property as described in the Phase I Environmental Site Assessment prepared
by EnviroApplications, Inc. (Appendix B) does not indicate that it was ever used for agricultural
purposes. An FMMP map was prepared for the project site and is classified as Urban and Built-Up Land
(Figure 10). No prime farmland or unique farmland exist onsite. In addition, the Project Site is not
located in an area rated “good” or “fair” for farming or in a general area of existing agriculture use as
depicted in Figure ERM-7 in the Environmental Resource Management Element of the General Plan.
The Project would not convert Prime Farmland, Unique Farmland or Farmland of Statewide Importance
to non-agricultural use, and therefore, no impact will occur.
b. Conflict with existing zoning for agricultural use, or a Williamson Act Contract?
The Project Site is zoned as CC, which allows limited agricultural use with approval of an Administrative
Use Permit. The Project does not require a zone change as part of the Project approvals. There are no
areas designated as Williamson Act Contract lands located within the Project Site.
The Project would not conflict with existing zoning for agricultural use or a Williamson Act Contract and,
therefore, no impact will occur.
c. Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public
Resources Code Section 12220(g)), timberland (as defined by Public Resources Code section
4526), or timberland zoned Timberland Production (as defined by Government Code section
51104(g))?
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The Project Site is zoned as CC and does not contain lands designated as forest land, timberland or
timberland zoned Timberland Production as defined in the Public Resources Code Sections. Therefore,
no impact will occur.
d. Result in the loss of forest land or conversion of forest land to non-forest use?
The Project Site is vacant and located in a developed area surrounded by residential uses, commercial
uses, and transportation corridors. The property is covered in non-native ruderal, iceplant, and
ornamental vegetation with some native coastal sage scrub plants interspersed.
The Project would not result in the loss of forest land or conversion of forest land to non-forest uses,
and therefore, no impact will occur.
e. Involve other changes in the existing environment which, due to their location or nature,
could result in conversion of Farmland, to non-agricultural use or conversion of forest land to
non-forest use?
The Project Site is vacant and located in a developed area surrounded by residential uses, commercial
uses, and transportation corridors. No farmland or forest land exists onsite or in the surrounding area.
The Project would not result in the conversion of Farmland to non-agricultural use or forest land to nonforest uses, and therefore, no impact will occur.

4.3.5

Mitigation Implementation and Monitoring

No impacts to agriculture and forestry resources have been identified, and therefore no mitigation
measures are required.

4.3.6

Level of Significance After Mitigation

No impact related to agriculture and forestry resources will occur as a result of the Project.

CarMax Auto Superstore

March 2021
4.3-6

4.4 Air Quality

Chapter 4.4

AIR QUALITY

The following document was used in the preparation of this section and is included in its entirety in
Appendix C:
Ldn Consulting, Inc. October 1, 2020. Air Quality Assessment CarMax Auto Store City of Oceanside, CA.

4.4.1

Environmental Setting

The Project Site lies within the SDAB and is subject to the SDAPCD guidelines and regulations. The SDAB
is one of 15 air basins that geographically divide California. The SDAB lies in the southwest corner of
California and comprises the entire San Diego region and covers approximately 4,260 square miles,
contiguous with the political boundaries of the County.
The primary factors that determine air quality are the locations of air pollutant sources and the amount
of pollutants emitted. Meteorological and topographical conditions are also important factors. Factors
such as wind speed and direction, air temperature gradients and sunlight, and precipitation and
humidity interact with physical landscape features to determine the movement and dispersal of air
pollutants. Meteorological and topographical factors that affect air quality in the SDAB are described
below.
Climate and Meteorology
Climate within the SDAB area often varies dramatically over short geographical distances with cooler
temperatures on the western coast gradually warming to the east as prevailing winds from the west
heats up. Most of southern California is dominated by high-pressure systems for much of the year,
which keeps the County mostly sunny and warm. Typically, during the winter months, the high pressure
system drops to the south and brings cooler, moister weather from the north. It is common for inversion
layers to develop within high-pressure areas, which mostly define pressure patterns over the SDAB.
These inversions are caused when a thin layer of atmosphere increases in temperature with height. An
inversion acts like a lid preventing vertical mixing of air through convective overturning. As the
pollutants become more concentrated in the atmosphere, photochemical reactions occur that produce
O3, commonly known as smog.
Meteorological trends within the City produce daytime highs typically ranging between 65˚F in the
winter to approximately 78˚F in the summer with August usually being the hottest month. Median
temperatures range from approximately 55˚F in the winter to approximately 70˚F in the summer. The
average humidity is approximately 64% in the winter and approximately 72% in the summer.
Air Pollution Climatology
Pursuant to the 1990 federal Clean Air Act amendments, the United States Environmental Protection
Agency (U.S. EPA) classifies air basins (or portions thereof) as “attainment” or “nonattainment” for each
criteria pollutant, based on whether the NAAQS have been achieved. Generally, if the recorded
concentrations of a pollutant are lower than the standard, the area is classified as “attainment” for that
pollutant. If an area exceeds the standard, the area is classified as “nonattainment” for the pollutant. If
there is not enough data available to determine whether the standard is exceeded in an area, the area is
designated as “unclassified” or “unclassifiable”.
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Areas that achieve the standards after a nonattainment designation are re-designated as maintenance
areas and must have approved Maintenance Plans to ensure continued attainment of the standards. The
California Clean Air Act, like its federal counterpart, called for the designation of areas as “attainment”
or “nonattainment” but based on CAAQS rather than the NAAQS.
During the fall and winter, air quality problems are created due to carbon monoxide (CO) and oxides of
nitrogen (NOx) emissions. CO concentrations are generally higher in the morning and late evening. In the
morning, CO levels are elevated due to cold temperatures and the large number of motor vehicles
traveling. Higher CO levels during the late evenings are a result of stagnant atmospheric conditions
trapping CO in the area. Since CO is produced almost entirely from automobiles, the highest CO
concentrations in the basin are associated with heavy traffic. Nitrogen dioxide (NO2) levels are also
generally higher during fall and winter days.
Under certain conditions, atmospheric oscillation results in the offshore transport of air from the Los
Angeles region to the County. This often produces high O3 concentrations, as measured at air pollutant
monitoring stations within the County. The transport of air pollutants from Los Angeles to the County
has also occurred within the stable layer of the elevated subsidence inversion, where high levels of O 3
are transported.
SDAB Attainment Designation
An area is designated in attainment when it is in compliance with the NAAQS and/or CAAQS. These
standards are set by the EPA or CARB for the maximum level of a given air pollutant that can exist in the
outdoor air without unacceptable effects on human health or public welfare.
The criteria pollutants of primary concern that are considered in this analysis are O3, NO2, CO2, SO2, PM10
and PM2.5. Although there are no ambient standards for volatile organic compounds (VOCs) or nitrogen
oxide (NOx), they are important as precursors to O3. The portion of the SDAB where the proposed
Project is located is designated as nonattainment for federal and state ozone (O 3), and for state
particulate matter (PM10 and PM2.5).
Local Air Quality
Criteria pollutants are measured continuously throughout the SDAB. This data is used to track ambient
air quality patterns throughout the County and to determine attainment status when compared to the
NAAQS and CAAQS. The SDAPCD is responsible for monitoring and reporting data. As of 2018, the
district operated eight (8) monitoring sites, which collect data on criteria pollutants5.
The closest monitoring locations to the Project Site are the Camp Pendleton monitoring location roughly
nine (9) miles to the north, and the Camp Pendleton monitoring station roughly 12.9 miles to the east.
Table 4.4-1 identifies the criteria pollutants monitored at the aforementioned stations since 2015.
Table 4.4-1
Three-Year Ambient Air Quality Summary Near the Project Site
5

San Diego Air Pollution Control District (SDAPCD). 2018. Annual Air Quality Monitoring Network Plan
2018.
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Pollutant

Closest
Recorded
Ambient
Monitoring
Site

O3
* PM10
3
(µg/m )

* PM2.5
3
(µg/m )

Camp
Pendleton
or
Escondido
Monitoring
Station

NO2
(ppm)
* CO
(ppm)

Averaging
Time
1 Hour
8 Hour
24 Hour
Annual
Arithmetic
Mean
24 Hour
Annual
Arithmetic
Mean
Annual
Arithmetic
Mean
1 Hour
1 Hour
8 Hour

CAAQS

NAAQS

2015

2016

2017

Days
Exceeded
over 3
years

0.09 ppm
0.070 ppm
3
50 µg/m

No Standard
0.070 ppm
3
150 µg/m

0.09
0.08
30

0.08
0.07
-

0.09
0.08
-

0
10
N/A

No Standard

19.4

-

-

N/A

20 µg/m

3

No
Standard
12 µg/m

3

35 µg/m

3

29.4

-

-

N/A

15 µg/m

3

8.6

-

-

N/A

0.030 ppm

0.053 ppm

0.006

0.006

0.006

N/A

0.18 ppm
20 ppm
9 ppm

0.100 ppm
35 ppm
9 ppm

0.060
3.1
2.0

0.072
-

0.0063
-

N/A
N/A
N/A

Notes:
1.
2.
3.

Yearly maximums marked with “-“ indicated data was not available for either monitoring station.
Days exceeded marked with “N/A” indicate no data available
* Data was selected from the Escondido Monitoring Station. All other data presented was collected at the Camp
Pendleton Monitoring Station.
4. SO2 is only monitored at the El Cajon Monitoring Station. Within the entire County of San Diego, SO 2 emissions within
the County are essentially Zero for all metrics including the Average, Maximum 24 hour and 1-hour standards. The
Highest 1-hr measurement identified is .004 ppm and the most restrictive standard (CAAQS for SO2) is 0.25 ppm.
Source: Air Quality Assessment Prepared by Ldn Consulting, Inc. (Appendix C)

4.4.2

Regulatory Setting

Federal
Federal Standards and Definitions
The Federal Air Quality Standards were developed per the requirements of the Federal Clean Air Act, a
federal law passed in 1970 and further amended in 1990. This law provides the basis for the national air
pollution control effort. An important part of the Federal Clean Air Act was the development of NAAQS
for major air pollutants.
The Federal Clean Air Act established two types of air quality standards otherwise known as primary and
secondary standards. Primary Standards set limits for the intention of protecting public health, which
includes sensitive populations such as people with asthma, children and elderly. Secondary Standards
set limits to protect public welfare to include the protection against decreased visibility, damage to
animals, crops, vegetation and buildings.
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The EPA Office of Air Quality Planning and Standards (OAQPS) has set NAAQS for principal “criteria”
pollutants. These criteria pollutants are defined as:
1. Carbon Monoxide (CO) is a colorless, odorless gas that is produced from the partial combustion
of carbon-containing compounds, usually in internal-combustion engines. Common sources of
CO to outdoor air are cars, trucks, and other vehicles or machinery that burn fossil fuels.
Breathing air with a high concentration of CO reduces the amount of oxygen that can be
transported in the blood stream to the heart and brain, and can cause dizziness, confusion, and
unconsciousness.
2. Lead (Pb) is a neurotoxin that distributes throughout the body in the blood and accumulates in
the bones. It can adversely affect the nervous system, kidney function, immune system,
reproductive and developmental systems, and the cardiovascular system. Elevated lead in the
environment can result in decreased growth and reproductive rates in plants and animals. At
the national level, major sources of lead in the air include ore and metals processing, pistonengine aircraft operation on leaded aviation fuel, waste incinerators, utilities, and lead-acid
battery manufacturers.
3. Nitrogen Dioxide (NO2) is a reactive, oxidizing gas that can irritate airways in the human
respiratory system. Exposure can aggravate or develop respiratory diseases, particularly asthma.
NO2 and other nitrogen oxides interact with water, oxygen, and other chemicals in the
atmosphere to form acid rain, harming sensitive ecosystems such as lakes and forests. Nitrogen
oxides make the air hazy, affecting public views, and also contribute to nutrient pollution in
coastal waters. NO2 primarily enters the air from the burning of fuel from cars, trucks, buses,
and power plants.
4. Particulate Matter (PM10 or PM2.5) is a complex mixture of solid particles and liquid droplets
found in the air. These particles vary in shape, size, and chemical composition, and can be made
of metal, soot, soil, and dust. Some are emitted directly from a source, such as construction
sites, unpaved roads, fields, or smokestacks, but most form in the atmosphere as a result of
reactions of chemicals such as sulfur dioxide and nitrogen oxides – pollutants emitted from
power plants, industries, and automobiles. These particles contribute significantly to regional
haze and visibility reduction in California, and can also be inhaled and cause health problems.
5. Ozone (O3) is a highly oxidative unstable gas that can trigger a variety of health problems when
breathed, such as chest pain, coughing, throat irritation, and airway inflammation. It can reduce
lung function and worsen bronchitis, emphysema, and asthma. This pollutant forms in the
atmosphere through reactions between chemicals directly emitted from vehicles, industrial
plants, and many other sources.
6. Sulfur Dioxide (SO2) is a gaseous compound of sulfur and oxygen that forms when sulfurcontaining fuel is burned in locomotives, ships, and off-road diesel equipment. It is also emitted
from industrial processes. Short-term exposures to sulfur dioxide can harm the respiratory
system and make breathing difficult. People with asthma, children, and the elderly are sensitive
to these effects. SO2 can contribute to acid rain.
The EPA is responsible for implementing most aspects of the Federal Clean Air Act, including setting
NAAQS for major pollutants; setting hazardous air pollutant (HAP) standards; approving state
attainment plans; setting motor vehicle emission standards; issuing stationary source emission
standards and permits; and establishing acid rain control measures, atmospheric O3 protection
measures, and enforcement provisions.
The Federal Clean Air Act requires the EPA to reassess the NAAQS at least every five (5) years to
determine whether adopted standards are adequate to protect public health based on current scientific
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evidence. States with areas that exceed the NAAQS must prepare a (State Implementation Plan (SIP)
that demonstrates how those areas will attain the standards within mandated time frames.
Federal Energy Policy and Conservation Act
In 1975, Congress enacted the Federal Energy Policy and Conservation Act to serve the nation’s energy
demands and promote feasibly attainable conservation methods. This act established the first fuel
economy standards for on-road motor vehicles in the United States. Pursuant to the act, the National
Highway Traffic Safety Administration (NHTSA) is responsible for establishing additional vehicle
standards. The Corporate Average Fuel Economy (CAFE) standards reduce energy consumption by
increasing the fuel economy of cars and light trucks. The NHTSA and U.S. EPA jointly administer the CAFE
standards. Congress has specified that CAFE standards must be set at the “maximum feasible level” with
consideration given for: (1) technological feasibility; (2) economic practicality; (3) effect of other
standards on fuel economy; and (4) need for the nation to conserve energy.
6

In response to Massachusetts v. Environmental Protection Agency, the George W. Bush administration
issued Executive Order 13432 in 2007, directing USEPA, the U.S. Department of Transportation (USDOT),
and the U.S. Department of Energy (USDOE) to establish regulations that reduce emissions from motor
7
vehicles, non-road vehicles, and non-road engines by 2008. In 2009, the NHTSA issued a final rule
regulating fuel efficiency for and GHG emissions from cars and light-duty trucks for model year 2011; in
2010, the U.S. EPA and NHTSA issued a final rule regulating cars and light-duty trucks for model years
8
2012–2016.
In 2010, President Obama issued a memorandum directing the U.S. EPA, USDOT, USDOE, and NHTSA to
establish additional standards regarding fuel efficiency and emission reduction, clean fuels, and
advanced vehicle infrastructure. In response to this directive, the U.S. EPA and NHTSA proposed
stringent, coordinated federal emission and fuel economy standards for model years 2017–2025 light9
duty vehicles. The final rule was adopted in 2012 for model years 2017–2021, and the U.S. EPA issued
augural standards for model year 2022 through 2025 following direction from the Obama
10
Administration.
In August 2018, the Trump Administration released a notice of proposed rulemaking, the Safer
Affordable Fuel-Efficient (SAFE) Vehicles Rule for Model Years 2021-2026 Passenger Cars and Light
Trucks (SAFE Vehicles Rule), which proposed freezing fuel-efficiency requirements and lock in model

6
7
8

9

10

Massachusetts v. Environmental Protection Agency (2007) 127 S.Ct. 1438.
US Government Publishing Office, Administration of George W. Bush, Accessed May 2020,
https://www.gpo.gov/fdsys/pkg/WCPD-2007-05-21/pdf/WCPD-2007-05-21-Pg631.pdf.
U.S. EPA, Regulations for Greenhouse Gas Emissions from Commercial Trucks & Buses, Accessed May
2020, https://www.epa.gov/regulations-emissions-vehicles-and-engines/regulations-greenhouse-gasemissions-commercial-trucks.
U.S. EPA, Presidential Announcements and Letters of Support related to Greenhouse Gas Emissions,
Accessed May 2020, https://www.epa.gov/regulations-emissions-vehicles-and-engines/presidentialannouncements-and-letters-support-related.
U.S. EPA, Final Rule for Model Year 2017 and Later Light-Duty Vehicle Greenhouse Gas Emissions and
Corporate Average Fuel Economy Standards, Accessed May 2020, https://www.gpo.gov/fdsys/pkg/FR2012-10-15/pdf/2012-21972.pdf.
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11

year 2020 standards through 2026. In March 2020, the Trump Administration issued the SAFE Vehicles
Rule, which sets fuel economy and carbon dioxide standards that increase 1.5 percent in stringency each
12
year from model year 2021-2026 for both passenger cars and light trucks.
In addition to the regulations applicable to cars and light-duty trucks described above, in 2016, the U.S.
EPA and NHTSA announced fuel economy and emissions standards for medium- and heavy-duty trucks
for model years 2018–2027 (for certain trailers) and 2021–2027 (for semi-trucks, large pickup trucks,
vans, and all types and sizes of buses and work trucks). The final standards are expected to lower CO2
emissions by approximately 1.1 billion metric tons, save vehicle owners fuels costs of about $170 billion,
and reduce oil consumption by up to 2 billion barrels over the lifetime of the vehicles sold under the
13
program.
Hazardous Air Pollutants
The 1997 federal Clean Air Act amendments required the EPA to identify National Emission Standards
for Hazardous Air Pollutants to protect public health and welfare. Hazardous air pollutant include certain
volatile organic chemicals, pesticides, herbicides, and radionuclides that present a tangible hazard,
based on scientific studies of exposure to humans and other mammals. Under the 1990 Clean Air Act
amendments, which expanded the control program for hazardous air pollutants, 187 substances and
chemical families were identified as hazardous air pollutants.
State
State Standards and Definitions
CARB sets the laws and regulations for air quality on the state level. Subsidiary responsibilities are
assigned to air quality management districts and air pollution control districts at the regional and county
levels. CARB is responsible for ensuring implementation of the California Clean Air Act of 1988,
responding to the Federal Clean Air Act, and regulating emissions from motor vehicles and consumer
products.
CARB established CAAQS, which are generally the same as or more restrictive than the NAAQS and also
limit four additional contaminants. Table 4.4-2 identifies both the NAAQS and CAAQS, and the additional
contaminants are defined below:
1. Visibility Reducing particles are particles in the air that obstruct visibility. Some are directly
emitted to the air such as windblown dust and soot, while others form from the chemical
transformation of gaseous pollutants emitted largely by fuel combustion.

11

12
13

U.S. EPA, The Safer Affordable Fuel-Efficient (SAFE) Vehicles Rule for Model Years 2021–2026 Passenger
Cars and Light Trucks, Accessed May 2020, https://www.gpo.gov/fdsys/pkg/FR-2018-08-24/pdf/201816820.pdf.
National Highway Traffic Safety Administration, SAFE, Accessed May 2020,
https://www.nhtsa.gov/corporate-average-fuel-economy/safe.
U.S. EPA, Final Rule for Greenhouse Gas Emissions and Fuel Efficiency Standards for Medium- and HeavyDuty Engines and Vehicles – Phase 2, Accessed May 2020, https://www.epa.gov/regulations-emissionsvehicles-and-engines/final-rule-greenhouse-gas-emissions-and-fuel-efficiency.
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2. Sulfates are salts of Sulfuric Acid which occur as microscopic particles (aerosols) resulting from
fossil fuel and biomass combustion. They increase the acidity of the atmosphere and can form
acid rain.
3. Hydrogen Sulfide (H2S) is a colorless gas with the odor of rotten eggs or flatulence. It can induce
irritation of the eyes and headache, nausea, or vomiting. The most common sources of H2S
emissions are oil and natural gas extraction and processing. It also forms from bacterial
breakdown of organic matter.
4. Vinyl Chloride, a chlorinated hydrocarbon, is a toxic, colorless gas with a sweet odor. It is an
industrial chemical used in the production of its polymer, polyvinyl chloride. It may be emitted
from industrial processes, but today is mainly found near landfills, sewage treatment plants, and
hazardous waste sites due to microbial breakdown of chlorinated solvents.
Table 4.4-2
Ambient Air Quality Standards
Average
Time

Pollutant
8

Ambient Air Quality Standards
1
California Standards
3
4
3,5
Concentration
Method
Primary
0.09 ppm (180
µg/m3)
0.070 ppm (137
µg/m3)

1 hour

Ozone (O3)

8 hour

Respirable
Particulate
Matter
9
(PM10)
Fine
Particulate
Matter
9
(PM2.5)
Carbon
Monoxide
(CO)

Nitrogen
Dioxide
10
(NO2)

Sulfur
Dioxide
11
(SO2)

24 hour

50 µg/m3

Annual
Arithmetic
Mean

20 µg/m3

24 Hour

-

Ultraviolet Photometry

12 µg/m

1 Hour

20 ppm (23 mg/m3)

8 Hour

9.0 ppm (10 mg/m3)

8 Hour (Lake
Tahoe)

6 ppm (7 mg/m3)

1 Hour

0.18 ppm (339
µg/m3)

3

7

Method

Same as Primary
Standard

Ultraviolet Photometry

Gravimetric or Beta
Attenuation

Gravimetric or Beta
Attenuation

Non-Dispersive Infrared
Photometry (NDIR)

Gas Phase
Chemiluminescence

-

Same as Primary
Standard

Inertial Separation and
Gravimetric Analysis

Same as Primary
Standard

35 µg/m3
12.0 µg/m

3

35 ppm (40
mg/m3)
9.0 ppm (10
mg/m3)

15 µg/m

3

-

-

-

100 ppb (188
µg/m3)

-

0.053 ppm
(100 µg/m3)

Same as Primary
Standard

0.030 ppm (57
µg/m3)

1 Hour

0.25 ppm (655
µg/m3)

75 ppb (196
µg/m3)

-

3 Hour

-

-

0.5 ppm (1300
µg/m3)

24 Hour

0.04 ppm (105
µg/m3)

Ultraviolet Fluorescence

1.5 µg/m3

0.14 ppm (for
certain
areas)11
0.030 ppm
(for certain
areas)11
-

Inertial Separation and
Gravimetric Analysis

-

Annual
Arithmetic
Mean

Annual
Arithmetic
Mean
30 Day
Average

2

150 µg/m3

-

Annual
Arithmetic
Mean

0.070 ppm
(137 µg/m3)

Federal Standards
3,6
Secondary

-

Non-Dispersive Infrared
Photometry (NDIR)

Gas Phase
Chemiluminescence

Ultraviolet Flourescence:
Spectrophotometry
(Pararosanline Method)

-

3

12,13

Lead

Calendar
Quarter

-

Rolling 3Month

-
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1.5 µg/m
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Pollutant

Average
Time

Ambient Air Quality Standards
1
California Standards
3
4
3,5
Concentration
Method
Primary

Federal Standards
3,6
Secondary

2
7

Method

Average

Visibility
Beta Attenuation and
8 Hour
See footnote 14
Transmittance through
Reducing
14
Filter Tape
Particles
3
24
Hour
25
µg/m
Ion
Chromatography
Sulfates
No National Standards
Hydrogen
1 Hour
0.03 ppm (42 µg/m3)
Ultraviolet Fluorescence
Sulfide
Vinyl
24 Hour
0.01 ppm (26 µg/m3)
Gas Chromatography
Chloride
1. California standards for ozone, carbon monoxide (except 8-hour Lake Tahoe), sulfur dioxide (1 and 24 hour), nitrogen dioxide,
suspended particulate matter—PM10, PM2.5, and visibility reducing articles are values that are not to be exceeded. All others are not
to be equaled or exceeded. California ambient air quality standards are listed in the Table of Standards in Section 70200 of Title 17 of
the California Code of Regulations.
2. National standards (other than ozone, particulate matter, and those based on annual averages or annual arithmetic mean) are not
to be exceeded more than once a year. The ozone standard is attained when the fourth highest eight hour concentration in a year,
averaged over three years, is equal to or less than the standard. For PM10, the 24 hour standard is attained when the expected
number of days per calendar year with a 24-hour average concentration above 150 μg/m3 is equal to or less than one. For PM2.5, the
24 hour standard is attained when 98 percent of the daily concentrations, averaged over three years, are equal to or less than the
standard. Contact U.S. EPA for further clarification and current federal policies.
3. Concentration expressed first in units in which it was promulgated. Equivalent units given in parentheses are based upon a
reference temperature of 25°C and a reference pressure of 760 torr. Most measurements of air quality are to be corrected to a
reference temperature of 25°C and a reference pressure of 760 torr; ppm in this table refers to ppm by volume, or micromoles of
pollutant per mole of gas.
4. Any equivalent procedure which can be shown to the satisfaction of the ARB to give equivalent results at or near the level of the air
quality standard may be used.
5. National Primary Standards: The levels of air quality necessary, with an adequate margin of safety to protect the public health.
6. National Secondary Standards: The levels of air quality necessary to protect the public welfare from any known or anticipated
adverse effects of a pollutant.
7. Reference method as described by the EPA. An “equivalent method” of measurement may be used but must have a “consistent
relationship to the reference method” and must be approved by the EPA.
8 On October 1, 2015, the national 8-hour ozone primary and secondary standards were lowered from 0.075 to 0.070 ppm.
3
3
9. On December 14, 2012, the national annual PM2.5 primary standard was lowered from 15 µg/m to 12.0 µg/m . The existing
3
national 24-hour PM2.5 standards (primary and secondary) were retained at 35 µg/m , as was the annual secondary standard of 15
3
3
µg/m . The existing 24-hour PM10 standards (primary and secondary) of 150 µg/m were also retained. The form of the annual
primary and secondary standards is the annual mean, averaged over 3 years.
10. To attain the 1-hour national standard, the 3-year average of the annual 98th percentile of the 1-hour daily maximum
concentrations at each site must not exceed 100 ppb. Note that the national 1-hour standard is in units of parts per billion (ppb).
California standards are in units of parts per million (ppm). To directly compare the national 1-hour standard to the California
standards the units can be converted from ppb to ppm. In this case, the national standard of 100 ppb is identical to 0.100 ppm.
11. On June 2, 2010, a new 1-hour SO2 standard was established and the existing 24-hour and annual primary standards were
revoked. To attain the 1-hour national standard, the 3-year average of the annual 99th percentile of the 1-hour daily maximum
concentrations at each site must not exceed 75 ppb. The 1971 SO2 national standards (24-hour and annual) remain in effect until one
year after an area is designated for the 2010 standard, except that in areas designated nonattainment for the 1971 standards, the
1971 standards remain in effect until implementation plans to attain or maintain the 2010 standards are approved. Note that the 1hour national standard is in units of parts per billion (ppb). California standards are in units of parts per million (ppm). To directly
compare the 1-hour national standard to the California standard the units can be converted to ppm. In this case, the national
standard of 75 ppb is identical to 0.075 ppm.
12. The ARB has identified lead and vinyl chloride as 'toxic air contaminants' with no threshold level of exposure for adverse health
effects determined. These actions allow for the implementation of control measures at levels below the ambient concentrations
specified for these pollutants.
13. The national standard for lead was revised on October 15, 2008 to a rolling 3-month average. The 1978 lead standard (1.5 μg/m3
as a quarterly average) remains in effect until one year after an area is designated for the 2008 standard, except that in areas
designated nonattainment for the 1978 standard, the 1978 standard remains in effect until implementation plans to attain or
maintain the 2008 standard are approved.
14. In 1989, the ARB converted both the general statewide 10-mile visibility standard and the Lake Tahoe 30-mile visibility standard to
instrumental equivalents, which are "extinction of 0.23 per kilometer" and "extinction of 0.07 per kilometer" for the statewide and
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Ambient Air Quality Standards
1
Average
California Standards
Pollutant
3
4
3,5
Time
Concentration
Method
Primary
Lake Tahoe Air Basin standards, respectively.
Source: Air Quality Assessment Prepared by Ldn Consulting, Inc. (Appendix C)

Federal Standards
3,6
Secondary

2
7

Method

Toxic Air Contaminants
The State Air Toxics Program was established in 1983 under Assembly Bill (AB) 1807. The California toxic
air contaminants (TAC) list identifies more than 700 pollutants, of which carcinogenic and noncarcinogenic toxicity criteria have been established for a subset of these pollutants pursuant to the
California Health and Safety Code. In accordance with AB 2728, the state TAC list includes the (federal)
hazardous air pollutants (HAPs). The Air Toxics “Hot Spots” Information and Assessment Act of 1987 (AB
2588) seeks to identify and evaluate risk from air toxics sources. However, AB 2588 does not regulate air
toxics emissions. TAC emissions from individual facilities are quantified and prioritized. “High priority”
facilities are required to perform a health risk assessment (HRA), and if specific thresholds are exceeded,
are required to communicate the results to the public in the form of notices and public meetings.
Diesel particulate matter (DPM) is part of a complex mixture that makes up diesel exhaust. CARB
classified “particulate emissions from diesel-fueled engines” as a TAC in August 1998. DPM is emitted
from a broad range of diesel engines: on-road diesel engines of trucks, buses, and cars, and off-road
diesel engines including locomotives, marine vessels, and heavy-duty construction equipment, among
others.
California Health and Safety Code Section 41700
Section 41700 of the Health and Safety Code states that a person shall not discharge from any source
whatsoever quantities of air contaminants or other material that cause injury, detriment, nuisance, or
annoyance to any considerable number of persons or to the public; or that endanger the comfort,
repose, health, or safety of any of those persons or the public; or that cause, or have a natural tendency
to cause, injury or damage to business or property. This section also applies to sources of objectionable
odors.
Air Quality and Land Use Handbook
CARB published the Air Quality and Land Use Handbook14 on April 28, 2005 to serve as a general guide
for considering health effects associated with siting sensitive receptors proximate to sources of TAC
emissions. The recommendations provided therein are voluntary and do not constitute a requirement or
mandate for either land use agencies or local air districts. The goal of the guidance document is to
protect sensitive receptors, such as children, the elderly, acutely ill, and chronically ill persons, from
exposure to TAC emissions. Some examples of CARB’s siting recommendations include the following: (1)
avoid siting sensitive receptors within 500 feet of a freeway, urban road with 100,000 vehicles per day, or
rural roads with 50,000 vehicles per day; (2) avoid siting sensitive receptors within 1,000 feet of a
distribution center (that accommodates more than 100 trucks per day, more than 40 trucks with
operating transport refrigeration units per day, or where transport refrigeration unit operations exceed
300 hours per week); and (3) avoid siting sensitive receptors within 300 feet of any dry cleaning
14

CARB, Air Quality and Land Use Handbook: A Community Perspective (April 2005),
https://www.arb.ca.gov/ch/handbook.pdf.
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operation using perchloroethylene and within 500 feet of operations with two (2) or more machines.
California Code of Regulations
The California Code of Regulations (CCR) is the official compilation and publication of regulations
adopted, amended, or repealed by State agencies pursuant to the Administrative Procedure Act (APA).
The CCR includes regulations that pertain to air quality emissions. Specifically, Section 2485 in Title 13 of
the CCR, states that the idling of all diesel-fueled commercial vehicles (weighing over 10,000 pounds)
during construction shall be limited to five (5) minutes at any location. In addition, Section 93115 in Title
17 of the CCR states that operation of any stationary, diesel-fueled, compression-ignition engines shall
meet specified fuel and fuel additive requirements and emission standards.
Sierra Club v. County of Fresno
The California Supreme Court, in Sierra Club v. County of Fresno (2018) 6 Cal. 5th 502 (“Friant Ranch”),
determined the air quality analysis in the EIR was inadequate for the significant and unavoidable impacts
because it did not make “a reasonable effort to substantively connect the project’s air quality impacts to
likely health consequences.” The State Supreme Court determined that, as it relates to significant and
unavoidable impacts, “The EIR should be revised to relate the expected adverse air quality impacts to
likely health consequences or explain in meaningful detail why it is not feasible at the time of drafting to
provide such an analysis.”
In April 2019, the Sacramento Metropolitan Air Quality Management District (SMAQMD) published an
Interim Recommendation on implementing the Friant Ranch decision in the review and analysis of
proposed projects under CEQA in Sacramento County.15 To date, the SMAQMD is the only California air
district to formally release, as guidance, an “Interim Recommendation” for lead agencies and
practitioners preparing CEQA documents for projects within Sacramento County to comply with the
Friant Ranch decision. Consistent with the expert opinions submitted to the Court in Friant Ranch by the
San Joaquin Valley Air Pollution Control District (SJVAPCD) and the South Coast Air Quality Management
District (SCAQMD), the SMAQMD guidance confirms the absence of an acceptable or reliable
quantitative methodology that would correlate the expected criteria air pollutant emissions of projects
to the likely health consequences to people of project-generated criteria air pollutant emissions. The
SMAQMD guidance explains that while it is in the process of developing a methodology to assess these
impacts, lead agencies should follow the advice in Friant Ranch to explain in meaningful detail why this
analysis is not yet feasible. As such, it is currently not scientifically feasible to provide a reliable
quantitative analysis directly correlating a project’s significant pollutant emissions and human health.
Regional
The State of California has 35 air districts, which each hold responsibility for ensuring that the criteria
pollutant levels are below the NAAQS and CAAQS. Air basins that exceed either the NAAQS or the
CAAQS for any criteria pollutants are designated as “non-attainment” areas for that pollutant.
Currently, there are 16 non-attainment areas for the federal ozone standard and four non-attainment
areas for the PM2.5 standard (CARB, 2018). The state therefore created the California SIP, which is
designed to provide measures needed for California air basins to attain ambient air quality standards.

15

SMAQMD, “Friant Ranch Interim Recommendation,” April 25, 2019.
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The SDAPCD is the government agency which regulates air pollution within the County. To try to achieve
attainment status within the SDAB, the SDAPCD developed a Regional Air Quality Strategy (RAQS)
outlining control measures. As noted above, the City is currently in “non-attainment” status for federal
and state O3 standards, and for state particulate matter (PM10 and PM2.5) standards. However, an
attainment plan is only available for O3. The RAQS was adopted in 1992 and is revised periodically with
the latest revision having occurred in 2016.
The 2016 update mostly summarizes how the 2009 update has lowered NOX and VOCs emissions which
reduces O3 and clarifies and enhances emission reductions by introducing for discussion three (3) new
VOC and four (4) new NOX reduction measures. NOX and VOCs are precursors to the formation of O3 in
the atmosphere. The criteria pollutant standards are generally attained when each monitor within the
region has no exceedances during the previous three (3) calendar years. A complete listing of the
current attainment status for criteria pollutants with respect to both federal and state nonattainment
status by pollutants for the County is shown in Table 4.4-3 (SDAPCD, 2018).
SDAPCD reviews projects to ensure that they would not: (1) cause or contribute to any new violation of
any air quality standard; (2) increase the frequency or severity of any existing violation of any air quality
standard; or (3) delay the timely attainment of any air quality standard or any required interim
emission reductions or other milestones of any federal attainment plan.
The RAQS is largely based on population predictions by the San Diego Association of Governments
(SANDAG). Projects that produce less growth than predicted by SANDAG would generally conform to the
RAQS. Projects that create more growth than projected by SANDAG may create a significant impact if
the project produces unmitigable air quality emissions or if the project produces cumulative impacts.
Table 4.4-3
San Diego County Air Basin Attainment Status by Pollutant
Criteria Pollutant
Ozone (8-hour)
Ozone (1-hour)
Carbon Monoxide
PM10
PM2.5
Nitrogen Dioxide
Sulfur Dioxide
Lead
Sulfates
Hydrogen Sulfide
Visibility

Federal Designation
Nonattainment
Attainment*
Attainment
Unclassifiable **
Attainment
Attainment
Attainment
Attainment
No Federal Standard
No Federal Standard
No Federal Standard

State Designation
Nonattainment
Nonattainment
Attainment
Nonattainment
Nonattainment
Attainment
Attainment
Attainment
Attainment
Unclassified
Unclassified

* The federal 1-hour standard of 12 pphm was in effect from 1979 through June 15, 2005. The revoked standard is referenced
here because it was employed for such a long period and because this benchmark is addressed in State Implementation Plans.
** At the time of designation, if the available data does not support a designation of attainment or nonattainment, the area is
designated as unclassifiable. (SDAPCD, 2018)
Source: Air Quality Assessment Prepared by Ldn Consulting, Inc. (Appendix C)

SDAPCD Rules and Regulations
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As stated above, the SDAPCD is responsible for planning, implementing, and enforcing federal and state
ambient standards in the SDAB. The following rules and regulations apply to all sources in the
jurisdiction of SDAPCD and would apply to the proposed project.
Rule 20.2 – Air Quality Impact Assessment Screening Thresholds
The SDAPCD established screening level thresholds in Rule 20.2 for new or modified stationary sources
of air pollutants. The County’s Guidelines for Determining Significance and Report Format and Content
Requirements incorporate screening level thresholds from Rule 20.2 for use in all County-related Air
Quality Impact Assessments and for determining CEQA air quality impacts. These screening criteria can
be used to demonstrate that a project’s total emissions would not result in a significant impact as
defined by CEQA. As provided in the Air Quality Assessment prepared by Ldn Consulting, Inc. and
provided in this EIR as Appendix C, since the SDAPCD does not have air quality impact thresholds for
VOCs, it is acceptable to use the SCAQMD thresholds, which generally has stricter emissions thresholds
than the SDAPCD.
Rule 50 – Visible Emissions
This rule prohibits discharge into the atmosphere from any single source of emissions whatsoever of any
air contaminant for a period or periods aggregating more than three (3) minutes in any period of 60
consecutive minutes that is darker in shade than that designated as Number 1 Ringelmann Chart, as
published by the United States Bureau of Mines, or of such opacity as to obscure an observer’s view to a
degree greater than does smoke of a shade designated as Number 1 on the Ringelmann Chart (SDAPCD
1997).
Rule 51 – Nuisance
This rule prohibits the discharge, from any source, of such quantities or air contaminants or other
materials that cause or have a tendency to cause injury, detriment, nuisance, annoyance to people
and/or the public, or damage to any business or property (SDAPCD 1976).
Rule 55 – Fugitive Dust
Rule 55 regulates fugitive dust emissions from any commercial construction or demolition activity
capable of generating fugitive dust emissions, including active operations, open storage piles, and
inactive disturbed areas, as well as track-out and carry-out onto paved roads beyond a project site
(SDAPCD 2009b).
Rule 67.01 – Architectural Coatings
This rule requires manufacturers, distributors, and end users of architectural and industrial maintenance
coatings to reduce VOC emissions from the use of these coatings, primarily by placing limits on the VOC
content of various coating categories (SDAPCD 2015a).
Rule 1200 – Toxic Air Contaminants (New Source Review)
This rule requires each stationary source that is required to prepare a public risk assessment to provide
written public notice of risks at or above the following levels: maximum incremental cancer risks equal
to or greater than 10 in 1 million, or cancer burden equal to or greater than 1.0, or total acute nonCarMax Auto Superstore
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cancer health hazard index equal to or greater than 1.0, or total chronic non-cancer, health hazard index
equal to or greater than 1.0 (SDAPCD 2017b).
San Diego Association of Governments (SANDAG)
SANDAG is the regional planning agency for the County and serves as a forum for regional issues relating
to transportation, the economy, community development and the environment. SANDAG serves as the
federally-designated metropolitan planning organization for the County. SANDAG has prepared San
Diego Forward: The Regional Plan (Regional Plan) for the San Diego region. The Regional Plan, including
its Sustainable Communities Strategy (SCS), is built on an integrated set of public policies, strategies, and
investments to maintain, mange, and improve the transportation system so that it meets the diverse
needs of the San Diego region through 2050.
In regard to air quality, the Regional Plan sets the policy context in which SANDAG participates in and
responds to the air district’s air quality plans and builds off the air district’s air quality plan processes
that are designed to meet health-based criteria pollutant standards in several ways. First, it
complements air quality plans by providing guidance and incentives for public agencies to consider best
practices that support the technology-based control measures in air quality plans. Second, the Regional
Plan emphasizes the need for better coordination of land use and transportation planning, which heavily
influences the emissions inventory from the transportation sectors of the economy.
Local
City of Oceanside General Plan
Environmental Resource Management Element
The Environmental Resource Management Element of the General Plan outlines recommended action
programs to implement and achieve long-range planning objectives. The City Implementation Program
actions related to air quality include:
Objectives: Air Quality
1. Cooperate with County, State, and federal agencies in continuing programs of air quality
improvement
Land Use Element
The Land Use Element of the General Plan provides guidance for protection of air quality. The following
policies of the Land Use Element are relevant to the proposed project:
3.18 Air Quality
Policy A: The City shall cooperate with the San Diego County Air Pollution Control Board, and
participate in the Regional Air Quality Control Strategy (RAQS).

4.4.3

Thresholds of Significance
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4.4 Air Quality
Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the project would:
a. Conflict with or obstruct implementation of the applicable air quality plan;
b. Result in a cumulatively considerable net increase of any criteria pollutant for which the project
region is non-attainment under an applicable federal or state ambient air quality standard;
c. Expose sensitive receptors to substantial pollutant concentrations;
d. Result in other emissions (such as those leading to odors) adversely affecting a substantial
number of people.
Appendix G of the CEQA Guidelines indicates that, where available, the significance criteria established
by the applicable air quality management district or pollution control district may be relied upon to
determine whether the proposed project would have a significant impact on air quality.
As part of its air quality permitting process, the SDAPCD and the County has established thresholds for
permitted stationary sources. The SDAPCD sets forth quantitative emission thresholds below which a
stationary source would not have a significant impact on ambient air quality. These levels may be used
to evaluate the increased emissions which would be discharged to the SDAB from proposed land
development projects. Project-related air quality impacts estimated in this environmental analysis
would be considered significant if any of the applicable significance thresholds presented in Table 4.4-4
below, are exceeded.
Table 4.4-4
Screening Thresholds for Criteria Pollutants
Pollutant
Construction Emissions
Respirable Particulate Matter (PM10 and PM2.5)
Nitrogen Oxide (NOx)
Sulfur Oxide (SOx)
Carbon Monoxide (CO)
Volatile Organic Compounds (VOCs)
Reactive Organic Gases (ROG) SCAQMD
Operational Emissions
Respirable Particulate Matter (PM10 and PM2.5)
Nitrogen Oxide (NOx)
Sulfur Oxide (SOx)
Carbon Monoxide (CO)
Lead and Lead Compounds
Volatile Organic Compounds (VOCs)
Reactive Organic Gases (ROG) SCAQMD

Total Emissions (Pounds per Day)
100 and 55
250
250
550
75
75
100 and 55
250
250
550
3.2
75
75

Source: Air Quality Assessment Prepared by Ldn Consulting, Inc. (Appendix C)

Methodology
Air quality impacts related to construction and daily operations of the CarMax Project were calculated
using the latest CalEEMod Version 2016.3.2 air quality model, which was developed by BREEZE Software
for the SCAQMD in 2017. The construction model in CalEEMod is used to calculate the emissions
associated with the construction of the Project and uses methodologies presented in the U.S. EPA AP-42
document with emphases on Chapter 11.9. The CalEEMod input/output model is provided in
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4.4 Air Quality
Attachment A of the Air Quality Assessment prepared by Ldn Consulting, Inc. and is included in this EIR
as Appendix C.
The AERMOD dispersion model was used to determine the concentration for air pollutants at any
location near the pollutant generator. Additionally, the model can predict the maximum exposure
distance and concentrations. The notable TAC from constriction is diesel exhaust since exposure to
diesel exhaust is known to cause cancer and acute and chronic health effects. Diesel exhaust emissions
were estimated using the annual PM10 exhaust emissions from onsite construction operations obtained
from the annual CalEEMod model output by summing each onsite source for the construction duration.
The AERMOD files for the Project are provided in Attachment B of the Air Quality Assessment which is
included in this EIR as Appendix C, which utilizes Tier 4 diesel equipment as a Project design feature.
Once the dispersed concentrations of diesel particulates are estimated in the surrounding air, they are
used to evaluate estimated exposure to people. Exposure was evaluated by calculating the dose in
milligrams per kilogram body weight per day (mg/kg/d). For residential exposure, the breathing rates
are determined for specific age groups, so inhalation dose (Dose-air) is calculated for each of these age
groups: 0<2, 2<9, 2<16, 16<30 and 16<70 years. The Air Quality Assessment (Appendix C) provides the
in depth algorithms to calculate the dose for exposure and the worst-case cancer risk dose calculation.
Health risk calculations, in its entirety, are provided in Attachment C of the Air Quality Assessment which
is included in this EIR as Appendix C. The sensitive receptors in close proximity to the Project Site are
displayed in Figure 11.
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4.4 Air Quality

4.4.4

Project Impact Analysis

Where available, the significance criteria established by the applicable air quality management district
or air pollution control district may be relied upon to make the following determinations. Would the
Project:
a. Conflict with or obstruct implementation of the applicable air quality plan?
The Federal Clean Air Act forms the basis for the national air pollution control effort. Pursuant to the
Clean Air Act the U.S. EPA classifies air basins as “attainment” or “nonattainment” for each criteria air
pollutant, based on whether the NAAQS have been achieved. The EPA set NAAQS for six (6) pollutants
based on parts per million, parts per billion and micrograms per cubic meter. States with areas that
exceed the NAAQS must prepare a SIP that demonstrates how those areas would attain the NAAQS
within mandated timeframes. In addition, the 2016 RAQS were adopted on the local level to
demonstrate how the region would comply with the federal standards.
The State of California has 35 air districts, which each hold responsibility for ensuring that the criteria
pollutant levels are below the NAAQS and CAAQS. Air basins that exceed either the NAAQS or the
CAAQS for any criteria pollutants are designated as “non-attainment” areas for that pollutant.
Currently, there are 16 non-attainment areas for the federal O3 standard and four (4) non-attainment
areas for the PM2.5 standard (CARB, 2018). The state therefore created the California SIP, which is
designed to provide measures needed for California air basins to attain ambient air quality standards.
Due to the SDAB nonattainment of the federal O3 standard, RAQS have been established for O3 and O3
precursors (NOx and VOCs).
If a project involves development that is greater than that anticipated in the local plan (Zoning
Ordinance or General Plan) and SANDAG’s growth projections, the project has the potential to be in
conflict with the SIP and RAQS and may contribute to a potentially significant cumulative impact on air
quality.
The Project Site is located in the CC zone pursuant to the Zoning Ordinance and corresponding General
Plan land use designation. No change in the Zoning Ordinance or General Plan is required. A CUP is
proposed to allow for the CarMax Project. Thus, the Project is consistent with the zoning and land use
designations and meets the use that is anticipated in the local plan and SANDAG’s growth projections
and will not conflict with the SIP or RAAQS.
An Air Quality Assessment was prepared for the Project and is included as Appendix C of this EIR. As
provided in the Air Quality Assessment, and further provided in Table 4.4-6, Table 4.4-7 and Table 4.4-8
below, the Project will not exceed SDAPCD thresholds for any pollutant during construction or operation
of the Project. Compliance with SDAPCD thresholds for air pollutant emissions will assure protection of
public health. Health risk as a result of air pollutants is further discussed in Section 4.4.4.c below.
The Project will not conflict with or obstruct implementation of the applicable air quality plan, and
therefore, impacts will be less than significant.
b. Result in a cumulatively considerable net increase of any criteria pollutant for which the project
region is non-attainment under an applicable federal or state ambient air quality standard?
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4.4 Air Quality
As discussed above, the SDAB is in nonattainment of the federal O3 standard, as well as the state
particulate matter (PM10 and PM2.5) standard. Below is an analysis of the criteria pollutants, including O3,
O3 precursors, and particulate matter.
Construction Emissions
Construction of the Project would result in the temporary addition of pollutants to the SDAB from onsite
sources such as off-road construction equipment, soil disturbance, and VOC off-gassing and off-site
sources including on-road haul trucks, vendor trucks and worker vehicle trips. The Project construction
emissions were estimated using California Emissions Estimator Model (CalEEMod) Version 2016.3.2 for
construction calculations. Table 4.4-5 displays the expected timeframes for the construction processes
for the entire Project including utility infrastructure, facilities, improvements and structures at the Site
as well as the expected number of equipment required.
Table 4.4-5
Expected Construction Timing and Construction Equipment
Equipment Identification
Site Preparation
Rubber Tired Dozers
Tractors/Loaders/Backhoes
Grading
Excavators
Graders
Rubber Tired Dozers
Tractors/Loaders/Backhoes
Paving
Pavers
Paving Equipment
Rollers
Building Construction
Cranes
Forklifts
Generator Sets
Tractors/Loaders/Backhoes
Welders
Architectural Coating
Air Compressors

Proposed Start
11/9/2021

Proposed Completion
11/23/2021

11/24/2021

12/23/2021

12/24/2021

1/25/2022

1/26/2022

12/27/2022

12/28/2022

1/26/2023

Quantity
3
4
1
1
1
3
2
2
2
1
3
1
3
1
-1

This equipment list is based upon equipment inventory within CalEEMod 2016.3.2. The quantity and types are based upon
assumptions from projects of similar size and scopein the County of San Diego and the City of Oceanside.
Source: Air Quality Assessment Prepared by Ldn Consulting, Inc. (Appendix C)

Construction of the Project is expected to start in late 2021. The Project would be constructed in two (2)
phases. Site preparation, remedial grading, and paving would last for approximately three (3) months
and construction-related activities would last for approximately ten (10) months. Grading activities
would have a net surplus of soil and would require an export of roughly 10,700 CY off-site. The Project’s
construction emissions as based on these assumptions are shown in Table 4.4-6 below.
Table 4.4-6
Expected Construction Emissions Summary – Pounds per Day
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4.4 Air Quality

0.08
0.05

PM10
(Dust)
18.21
1.05

PM10
(Exhaust)
0.10
0.06

PM10
(Total)
18.28
1.11

PM2.5
(Dust)
9.97
0.28

PM2.5
(Exhaust)
0.10
0.06

PM2.5
(Total)
10.03
0.34

550

250

-

-

100

-

-

55

No

No

-

-

No

-

-

No

Year

ROG

NOx

CO

SO2

2022
2023
Significance
Threshold
Significant
Impact?

8.76
8.74

18.76
5.75

22.83
22.59

75

250

No

No

The final numbers are all rounded within Excel and are reported as rounded numbers.
Source: Air Quality Assessment Prepared by Ldn Consulting, Inc. (Appendix C)

As displayed in Table 4.4-6, Project construction emissions would not exceed SDAPCD thresholds and
therefore, no direct construction impacts related to air quality are expected. The Applicant has indicated
that as a design feature all diesel equipment would be Tier 4, meaning that equipment would comply
with the latest emission milestone established by the U.S. EPA and CARB, and that the grading
contractor would follow BMPs for grading as it relates to minimizing air quality emissions and will
comply with all SDAPCD rules and regulations.
Project construction emissions will not exceed SDAPCD thresholds for any pollutant, and will not result
in considerable net increase of any criteria pollutant for which the Project region is non-attainment
under an applicable federal or state ambient air quality standard (PM10, PM2.5 or O3). Impacts from
Project construction emissions are less than significant.
Operational Emissions
Once construction is completed, the Project would generate emissions from daily operations which
would include sources such as area, energy, waste and water uses, which were also calculated within
CalEEMod. Area sources include consumer products, landscaping and architectural coatings as part of
regular maintenance. It was assumed that an average of 10% of the structural surface area will be repainted with coatings compliant with SDAPCD Rule 67. Energy sources would be emitted from uses such
as onsite natural gas use and electricity.
The Project would also generate emissions through the use of vehicles for transportation. The Project
was estimated to generate 475 average daily trips (ADT) as identified within the Project Vehicle Miles
Traveled Analysis prepared by LOS Engineering, Inc. (Appendix N). These daily trips were utilized within
the CalEEMod analysis. The model was run on the assumption that the first full year of operations would
be in 2024. Additionally, the model was run for the winter and summer scenarios to determine
maximum daily operational impacts for operation. Table 4.4-7 and Table 4.4-8 below display the
expected operational emissions for summer and winter scenarios.
Table 4.4-7
Expected Summer Daily Pollutant Generation – Pounds per Day

Area
Energy
Mobile
Total (Unmitigated)
SDAPCD Thresholds

CarMax Auto Superstore

ROG
0.36
0.00
0.53
0.90
75

NOX
0.00
0.04
1.75
1.78
250

CO
0.05
0.03
4.05
4.13
550

SOX
0.00
0.00
0.01
0.01
250

PM10
0.00
0.00
1.01
1.02
100

PM2.5
0.00
0.00
0.28
0.28
55
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4.4 Air Quality
Significant Impact?

No

No

No

No

No

No

Daily pollutant generation assumes trip distances within CalEEMod
The final numbers are all rounded within Excel and are reported as rounded numbers
Source: Air Quality Assessment Prepared by Ldn Consulting, Inc. (Appendix C)

Table 4.4-8
Expected Winter Daily Pollutant Generation – Pounds per Day

Area
Energy
Mobile
Total (Unmitigated)
County Thresholds
Significant Impact?

ROG
0.36
0.00
0.51
0.88
75
No

NOX
0.00
0.04
1.77
1.80
250
No

CO
0.05
0.03
4.27
4.35
550
No

SOX
0.00
0.00
0.01
0.01
250
No

PM10
0.00
0.00
1.01
1.02
100
No

PM2.5
0.00
0.00
0.28
0.28
55
No

Daily pollutant generation assumes trip distances within CalEEMod
The final numbers are all rounded within Excel and are reported as rounded numbers.
Source: Air Quality Assessment Prepared by Ldn Consulting, Inc. (Appendix C)

As shown in Table 4.4-7 and Table 4.4-8, the Project operational emissions would not exceed SDAPCD
thresholds for any pollutant, for which the project region is non-attainment under an applicable federal
or state ambient air quality standard (PM10, PM2.5 or O3). Impacts from operational emissions are less
than significant.
Cumulative Impacts
Air quality is largely a cumulative impact and is cumulatively evaluated based on the air basin. The
nonattainment status of regional pollutants is a result of past and present development and SDAPCD
develops and implements plans for future attainment of ambient air quality standards. Based on these
considerations, project-level thresholds of significance for criteria pollutants are relevant in the
determination of whether a project’s individual emissions would have a cumulatively significant impact
on air quality.
According to the SDAPCD, individual construction projects that exceed the SDAPCD’s recommended
daily thresholds for project-specific impacts would cause a cumulatively considerable increase in
emissions for those pollutants for which the SDAB is in nonattainment.
As discussed above, the Project would not exceed SDAPCD’s daily significance thresholds during
construction or operation. Furthermore, the Project would not cause significant traffic impacts or add a
significant number of vehicle trips to the off-site roadway network. The nearest cumulative construction
projects would be two (2) housing projects located over 0.5 mile away and the Tri City Hospital located
approximately 0.15 mile north, which is mostly constructed and operational. Therefore, the Project is
expected to generate less than significant cumulative construction air quality impact.
Project operational air quality emissions would not exceed SDAPCD’s area, mobile or energy thresholds,
as displayed in Table 4.4-7 and Table 4.4-8 and therefore, the Project would have a less than significant
cumulative operational impact. The Project would not result in a cumulatively considerable net increase
of any criteria pollutant for which the Project region is non-attainment under applicable federal and
state ambient air quality standards, and therefore impacts to air quality will be less than significant.
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4.4 Air Quality
c. Expose sensitive receptors to substantial pollutant concentrations?
Some receptors to air quality are considered more sensitive to air pollutants than others, because of
pre-existing health problems, proximity to the emissions source, or duration of exposure to air pollution.
Land uses such as primary and secondary schools, hospitals, and convalescent homes are considered to
be relatively sensitive to poor air quality because they contain people who are very young, old, and in
the infirm are more susceptible to respiratory infections and other air quality-related health problems
than the general public.
Residential areas are also considered sensitive to poor air quality because people in residential areas are
often at home for extended periods of time. Recreational land uses are moderately sensitive to air
pollution because of the vigorous exercise associated with recreational land uses having a high demand
on respiratory system functions. CARB has identified the following people as most likely to be affected
by air pollution: children less than 14 years of age, the elderly over 65 years of age, athletes, and those
with cardiovascular and chronic respiratory diseases. These groups are classified as sensitive population
groups.
Sensitive receptors relative to the Project Site are shown in Figure 11. As shown in Figure 11, sensitive
receptors include residences and senior residences. The nearest sensitive receptors are the medium
density residences directly to the east across Thunder Drive, the Brookdale senior living facility located
directly south of Buena Vista Creek, an apartment complex located approximately 0.15 mile southwest
of the Project Site and the Lil Jackson Senior Community located 0.19 mile southwest of the Project Site.
The evaluation of air quality impacts to sensitive receptors is based on the potential to result in physical
health issues.
Based on the annual air quality modeling results provided in the Air Quality Assessment (Appendix C),
worst case PM10 from exhaust emissions would cumulatively produce 0.00589 tons (over the total
construction duration of 391 days) or an average of 0.000158 grams/second. The average emission rate
over the grading area is 3.55x10-9 grams/m2/second. The inhalation cancer risk for the closest residential
receptor was found to be 7.97 which would not exceed SDAPCD 10 per one million exposed significance
threshold.
Based on the uses expected on the Project Site, potential long-term operational impacts associated with
the release of TACs will be minimal and would not be expected to exceed the SDAPCD thresholds of
significance presented in Table 4.4-7 and Tale 4.4-8.
There are known chronic health risks associated with diesel exhaust which are considered non-cancer
risks. As provided in the Air Quality Assessment, included in this EIR as Appendix C the annual
concentration yields a Health Hazard Index of 0.0072, which is less than one. Additionally, the Project
would utilize Tier 4 diesel constriction equipment and the grading contractor would follow BMPs for
grading as it relates to minimizing air quality emissions and would comply with all SDAPCD rules and
regulations. Therefore, a less than significant health risk impact will occur. As discussed above, the
Project would not exceed SDAPCD’s daily significance thresholds during construction or operation.
The Project would not expose sensitive receptors to substantial pollutant concentrations, and therefore
impacts are less than significant.
d. Result in other emissions (such as those leading to odors) affecting a substantial number of
people?
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4.4 Air Quality
The California Health and Safety Code, Division 26, Part 4, Chapter 3, Section 41700, SDAPCD Rule 51,
and the OMC Section 13.16 (commonly referred to as the Public Nuisance Law) prohibits emissions from
any source whatsoever in such quantities of air contaminants or other material that cause injury,
detriment, nuisance, or annoyance to the public health or damage to property. SDAPCD Rule 51 also
regulates odor emissions.
Construction
Potential odors produced during construction would be attributable to concentrations of unburned
hydrocarbons from tailpipes of construction equipment, architectural coatings, and asphalt pavement
application, which would disperse rapidly from the Project Site and generally occur at magnitudes that
would not affect substantial numbers of people. Construction odors would be considered short-term
and would not affect a substantial number of people. The Project would be required to comply with the
City’s Public Nuisance Law, the SDAPCD Rule 51 and the California Health and Safety Code.
Construction of the Project will not result in other emissions (such as those leading to odors) affecting a
substantial number of people, and impacts are less than significant.
Operation
The Project would operate as a CarMax pre-owned automobile dealership consisting of a sales and
administration building, service building, private carwash, associated access drives, landscaped areas,
presentation area, staging area, sales display area, and a customer and employee parking lot. The
operation of the Project would not be expected to cause long-term odor impacts.
While almost any source may emit objectionable odors, some land uses are more likely to produce
odors because of their operation. Land uses more likely to produce odors include agriculture, chemical
plants, composting operations, dairies, fiberglass molding manufacturing, landfills, refineries, rendering
plants, rail yards, and wastewater treatment plants. The Project does not contain any active
manufacturing activities and would not convert agricultural land to commercial land uses.
Objectionable odors would not be emitted by the commercial use.
Any unforeseen odors generated by the Project will be controlled in accordance with SDAPCD Rule 51
and the Public Nuisance Law, which would prohibit the discharge of air contaminants that harm,
endanger, or annoy individuals or the public; endanger the comfort, health or safety of individuals or the
public; or cause injury or damage to business or property. Failure to comply with these rules could
subject the offending facility to possible fines and/or operational limitations in an approved odor control
or odor abatement plan.
Operation of the Project will not result in other emissions (such as those leading to odors) affecting a
substantial number of people, and impacts are less than significant.

4.4.5

Mitigation Implementation and Monitoring

No significant impacts to air quality have been identified and therefore no mitigation measures are
required.
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4.4.6

Level of Significance After Mitigation

Project impacts to air quality will be less than significant.
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Chapter 4.5

BIOLOGICAL RESOURCES

The following documents were used in the preparation of this section and are included in its entirety in
Appendix D, Appendix E, and Appendix F:
Busby Biological Services. September 29, 2020. Biological Technical Report for Proposed CarMax Auto
Superstore Project City of Oceanside, San Diego County, California. (Appendix D)
Busby Biological Services. August 8, 2019. Biological Constraints for the Proposed CarMax Auto
Superstore on Assessor’s Parcel Numbers 168-012-42 and 168-012-43 in the City of Oceanside,
California. (Appendix E)
Busby Biological Services. September 27, 2019. Jurisdictional Delineation Report. (Appendix F)

4.5.1

Environmental Setting

Regional Planning Context
The 10.54-acre Project Site is located in the southeastern portion of the City of Oceanside approximately
seven (7) miles east of downtown Oceanside, directly south of SR-78, east of College Boulevard, and
west of Thunder Drive. The Project is subject to the North County Multiple Habitat Conservation
Program (MHCP) and the draft Oceanside Subarea Plan (Subarea Plan) regional planning documents and
regulations. These regulations guide the assessment of biological resources and therefore are discussed
further below to provide regional planning context.
The MHCP is a long-term regional conservation plan established to protect sensitive species and habitats
in northern San Diego County. The MHCP is divided into seven (7) subarea plans – one (1) for each
jurisdiction within the MHCP – that are permitted and implemented separately from one another. The
MHCP encompasses the cities of Carlsbad, Encinitas, Escondido, Oceanside, San Marcos, Solana Beach
and Vista. Each of the cities must adopt its own subarea plan that identifies city-specific regulations and
policies pertaining to the sensitive resources found within that jurisdiction.
The Subarea Plan is a citywide conservation program which addresses how the City will conserve the
biodiversity and ecosystem function in the City and surrounding areas while also allowing for continued
economic development within its jurisdiction. While not formally, adopted or approved, this plan is used
to provide guidance and policy direction regarding biological resources. Other local ordinances, codes
and documents incorporating biological conservation programs and preservation of open spaces include
the City’s General Plan and Zoning Ordinances. The Subarea Plan is the overarching conservation
document used by the City to incorporate all aspects of these documents. Within the Subarea Plan, the
majority of the Project Site is classified as disturbed land and is not located within a preserve area;
however Buena Vista Creek located on the southern portion of the Project Site is located within the
Hardline Preserve.
The Project is not located within the Coastal Zone and is not subject to the Local Coastal Program (LCP).
The Project Site is not located within an area designated for preservation or designated as a PreApproved Mitigation Area (PAMA), Wildlife Corridor Planning Zone (WCPZ) or Ag Exclusion Zone as
depicted in Figure 4-1 of the Subarea Plan.
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4.5 Biological Resources
Existing Biological Resources
An initial biological survey was conducted by Busby Biological Services, Inc., which included 14.91 acres
of land (subsequently referred to as the ‘Project survey area’). The Project survey area , includes
approximately 10.54 acres of which was within the two undeveloped parcels of the Project Site, and
approximately 4.39 acres of a 50-foot survey buffer surrounding those parcels (subsequently referred to
as the ‘survey buffer’). Buena Vista Creek runs along the southern portion of the Project Site from east
to west, eventually connecting to Buena Vista Lagoon and the Pacific Ocean approximately four miles
west of the Project Site.
Topography and Soils
The Project Sitesite is relatively flat, dropping slightly in elevation to the south towards Buena Vista
Creek, with elevations ranging from approximately 180 to 220 feet amsl.
The following soil types occur withinon the propertyProject survey area: (1) Las Flores loamy fine sand,
five to nine percent slopes, eroded, and (2) Visalia sandy loam, two to five percent slopes. Las Flores
loamy fine sand covers the vast majority of the Project Site. These soils are derived from weathered
marine sandstone and are moderately well-drained, have slow to medium runoff, and a slight to
moderate erosion hazard. Visalia sandy loam occurs in and adjacent to Buena Vista Creek, in the
southern portion of the Project Site. Visalia sandy loams are derived from granitic parent material and
are rich in organic matter, are well-drained, and have a slight to moderate erosion hazard. Visalia sandy
loams are listed as a hydric soil on the United States Department of Agriculture (USDA) Hydric Soils list.
Vegetation Communities and Land Cover Types
A total of 63 plant species were observed during the biological surveys of the Project Sitesite, including
boththe general and focused surveys conducted between July 22, 2019 and July 29, 2020. Of these 63
species, 37 are considered non-native and or naturalized into the area, and 26 are considered native.
One of the species, San Diego sagewort (Artemisia palmeri), found adjacent to and south of the Project
survey area, is considered sensitive. A complete list of plant species observed onsite during the
biological surveys conducted for the Project is included in within the Biological Technical Report
(Appendix D).
Eight vegetation communities and land cover types were found mapped within the Project survey area,
and are displayed in Table 4.5-1 below and are described in the following paragraphs. Figure 12 displays
the existing biological resources onsitewithin the Project survey area. The majority of the Project survey
area is dominated by disturbed land. Southern riparian forest within and adjacent to Buena Vista Creek
and small scattered patches of disturbed Diegan coastal sage scrub in the southern portion half of the
Project survey area are the only native vegetation communities that occur within the Project survey
area. Table 4.5-1 includes the designated habitat group for each vegetation community/land cover type
located onsitewithin the Project survey area. These designations are established in the North County
MHCP and further governed by the Subarea Plan to provide a sensitivity ranking. The habitat groups are
ranked in order of sensitivity from highest (Group A) to lowest (Group E). Group F includes lands that do
not support natural vegetation. Impacts to this habitat group do not require mitigation.
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4.5 Biological Resources
Table 4.5-1
Vegetation Communities and Land Cover Types within the Project Survey Area
Vegetation Community/ Land Cover
Type

Subarea Plan
Habitat Group

Disturbed Diegan Coastal Sage Scrub
Southern Riparian Forest
Open Water
Developed Land
Disturbed Land
Iceplant
Ornamental
Ruderal
TOTAL

C
A
A
F
F
F
F

Within Parcels
Project Site
(acres*)
0.448
0.518
0.018
0.455
8.109
0.454
0.138
0.841
10.981*

Within 50-foot
Survey Buffer
(acres*)
0.003
0.868
0.035
2.184
0.542
-0.302
-3.935**

Total
(acres*)
0.451
1.386
0.054
2.639
8.650
0.454
0.440
0.841
14.915**

*Acreages are approximate and rounded to the nearest thousandth of an acre.
** Total acreages represent the actual acreages without the rounded error.
Source: Biological Technical Report (Appendix D)

Disturbed Diegan Coastal Sage Scrub
Diegan coastal sage scrub is a vegetation community that consists mainly of low, soft-woody sub-shrubs
that are most actively growing in winter and early Springspring. Many taxa of this community are
facultatively drought-deciduous. Stem- and leaf-succulents are also often present but are usually not
conspicuously dominant species. Diegan coastal sage scrub is typically found on dry sites, such as steep,
south-facing slopes or clay-rich soils ranging from coastal Los Angeles County into northern Baja
California, Mexico.
Disturbed Diegan coastal sage scrub is similar to Diegan coastal sage scrub, but it was classified as
disturbed where mechanical or natural disturbance has reduced the overall cover of the community
resulting in large areas colonized by herbaceous weedy species and/or bare ground. Types of
disturbance include grading, clearing, scraping, off-road vehicle damage, or illegal trash disposal.
Disturbed Diegan coastal sage scrub is designated as habitat group C due to the importance of this
vegetation community to sensitive species including the California gnatcatcher and impacts to this
habitat vegetation community should be minimized as much as possible.
Diegan coastal sage scrub occurs in three (3) small patches within the Project survey area. It is
dominated by native plant species such as California sagebrush (Artemisia californica), California
buckwheat (Eriogonum fasciculatum), and black sage (Salvia mellifera), but also contains a high
proportion of non-native plant species, such as crown daisy (Glebionis coronaria), black mustard
(Brassica nigra), short-pod mustard (Hirschfeldia incana), sweet fennel (Foeniculum vulgare), Russian
thistle (Salsola tragus), and chess (Bromus spp.).
Southern Riparian Forest
Southern riparian forest is composed of winter-deciduous, broad-leaved tree species that require water
near the soil surface and is most often found along stream courses. Typically this community contains a
dense canopy of trees located within moist canyons and drainage bottoms.

CarMax Auto Superstore

March 2021
Page 4.5-3

4.5 Biological Resources
This vegetation community is designated as Group A due to its association with wetland and riparian
areas. Consistent with existing federal and state regulations, communities within Group A are subject to
the goal of no net loss in acreage, function and value. It is assumed that theThe highest priority would
beis given to impact avoidance and minimization, and that replacement of habitat southern riparian
forest subject to unavoidable impact would occur through restoration or creation of substitute habitat
areas, generally of the same kind and in the vicinity of the impacted habitatsouthern riparian forest.
Southern riparian forest occurs along Buena Vista Creek in the southern portion of the Project survey
area surveyed and within the 50-foot survey buffer. Within the Project survey area, theThe community
onsite contains a moderately dense canopy, ranging in height from 15 to 20 feet, and is dominated by
native plant species such as various narrow-leaf willow (Salix exigua), arroyo willow (Salix lasiolepis),
mulefat (Baccharis salicifolia), cattail (Typha sp.), and wild grape (Vitis girdiana), but also contains nonnative species such as Brazilian pepper tree (Schinus terebinthifolius), giant reed (Arundo donax), and
castor bean (Ricinus communis).
Open Water
Open Water is comprised of year-round bodies of fresh water with extremely low salinity that typically
takes the form of lakes, streams, ponds, or rivers. Open water includes portions of water bodies that are
usually covered by water and contain less than ten percent vegetative cover. Open water withinon the
Project survey areaSite is associated with areas on the southeastern corner of the Project Site and within
the survey buffer, as displayed in Figure 12 which displays the existing biological resources onsitewithin
the Project survey area.
This land cover type is designated as Group A under the North County MHCP as it may be associated
with wetland and riparian habitats.
Developed Land
Developed land is described as land that has been constructed upon or otherwise physically altered to
the extent that native vegetation is no longer supported. Developed land contains permanent or semipermanent structures, pavement, or hardscape, and landscaped areas. Within the Project survey area,
developed land occurs as sidewalks, roadways, parking lots, and commercial buildings. Developed land is
not given a “Group” classification under the MHCP as it does not support any vegetation. Impact to
developed land is not subject to compensatory mitigation.
Disturbed Land
Disturbed land includes areas that retain a soil substrate but have been physically disturbed by previous
human activity. These areas are no longer recognizable as a native or naturalized vegetation community.
Vegetation, if present, is typically composed of predominately non-native species introduced and
established through human action. These areas are not typically artificially irrigated but receive water
from precipitation and runoff. Examples of disturbed land include areas that have been graded, cleared
for fuel management purposes, graded construction pads, staging areas, off-road vehicle trails, and old
home sites.
Disturbed land is designated as Group F under the North County MHCP as it does not support natural
vegetation. Group F is also used to describe agricultural lands and are not typically subject to
compensatory mitigation.
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The majority of the Project survey areasite can be characterized as disturbed land. This land is within or
adjacent to areas that appear to have been altered by regular human mechanical disturbance activities,
such as grading or brush management. The disturbed land is dominated by bare ground and non-native
plant species such as black mustard, tocalote (Centaurea melitensis), spotted spurge (Chamaesyce
maculate), bur-clover (Medicago polymorpha), and chess, but also contains scattered native plant
species, such as spreading goldenbush (Isocoma menziesii var. menziesii), tarweed (Deinandra
fasciculate), coyote brush (Baccharis pilularis), and dove weed (Croton setigerus).
Iceplant
Iceplant was designated as a land cover in the Bbiological Technical Rreport to indicate areas of the
Project survey areaSite that are dominated by iceplant (Carpobrotus ssp.), which has been introduced
and established through human action. Areas mapped as iceplant are no longer recognizable as a native
or naturalized vegetation community. These areas are not typically artificially irrigated but receive water
from precipitation and runoff.
Iceplant is designated as Group F under the MHCP as it does not support natural vegetation and is not
subject to compensatory mitigation.
Five small patches of iceplant occur within the Project survey area, all of which occur on the
southeastern parcel boundaries. In addition to non-native iceplant, this land-cover type contains nonnative grasses such as wild oat (Avena fatua) and chess.
Ornamental
Ornamental vegetation was designated as a land cover in the Bbiological Technical Rreport to indicate
areas consisting of non-native landscape and/or garden plantings that have been planted in association
with buildings, roads, or other development. San Diego County supports more than 250 different types
of ornamental trees and numerous other shrubs and herbs that decorate urban areas.
Ornamental land cover types are designated as Group F under the MHCP as it does not support natural
vegetation and is not subject to compensatory mitigation. Group F is typically associated with disturbed
land and eucalyptus.
Ornamental vegetation occurs in small, scattered patches along the perimeter of the Project survey
area. It is composed of various non-native plant species used for landscaping such as Brazilian pepper
tree, red gum (Eucalyptus camaldulensis), natal plum (Carissa macrocarpa), and Mexican fan palm
(Washingtonia robusta).
Ruderal
Ruderal was designated as a land cover in the Bbiological Technical Rreport to indicate areas dominated
by non-native, weedy species that are no longer recognizable as a native or naturalized vegetation
community. These areas are not typically artificially irrigated but receive water from precipitation and
runoff. The species composition in ruderal areas can be similar to the species composition in disturbed
areas; however, ruderal areas do not typically receive the frequent mechanical disturbance that occurs
in disturbed areas.
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Ruderal land cover type is designated as Group F under MHCP as it is associated with disturbed lands
and is not subject to compensatory mitigation.
Ruderal vegetation areas occurs within four small patches in the Project survey area surveyed. These
areas are dominated by non-native plant species, such as black mustard, short-pod mustard, tocalote,
wild oat, and chess, but also contain scattered native plant species such as spreading goldenbush,
tarweed, and coyote brush.
Zoological Resources
A total of 17 wildlife species were detected within the Project survey area surveyed during the biological
resources survey conducted on July 22, 2019. Species detected are representative of the habitats within
and adjacent to the Project survey area, and include cabbage white butterfly (Pieris rapae), western
fence lizard (Sceloporus occidentalis), Anna’s hummingbird (Calypte anna), western scrub-jay
(Aphelocoma californica), spotted towhee (Pipilo macalatus), house finch (Carpodacus mexicanus
frontalis) and California ground squirrel (Spermophilus beecheyi). A list of wildlife species detected
within the Project survey area is provided in the Biological Constraints Technical Report (Appendix DE).
Sensitive Biological Resources
Sensitive biological resources include sensitive vegetation communities, sensitive plant and wildlife
species, wildlife movement corridors and nursery sites, and jurisdictional resources. For purposes of this
EIR, sensitive species are defined as Subarea Plan-covered species; species considered rare, threatened,
endangered, endemic, and/or sensitive by United States Fish and Wildlife Service (USFWS), California
Native Plant Society (CNPS), and/or California Department of Fish and Wildlife (CDFW); and avian
species covered by the Migratory Bird Treaty Act (MBTA) and/or California Fish and Game Code (CFGC)
Section 3503.5.
Sensitive Vegetation Communities
Sensitive vegetation communities are vegetation assemblages, associations, or sub-associations that
have cumulative losses throughout the region, have relatively limited distribution, support or potentially
support sensitive species, or have particular value to other wildlife. Typically, sensitive vegetation
communities are considered sensitive whether or not they have been disturbed. Sensitive vegetation
communities are regulated by various local, state and federal resource agencies.
The sensitive vegetation communities that occur onsite within the Project survey area include the
following:




Approximately 0.451 acres of disturbed Diegan coastal sage scrub
Approximately 1.386 acres of southern riparian forest
Approximately 0.054 acres of open water

Sensitive Plant Species
A sensitive plant species is one that is 1) listed as threatened or endangered or proposed for listing by
federal or state agencies; 2) California Rare Plant Ranks (CRPR) List 1 or List 2; or 3) considered rare,
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endangered, or threatened by CDFW or other local conservation organizations or specialists.
Noteworthy plant species are considered to be those that are CRPR List 3 or List 4.
Approximately 44 individual San Diego sagewort, a CRPR List 4.2 sensitive plant, were found adjacent to
the survey area, on the stream bank just south of Buena Vista Cre
Additionally, Aa literature review and database search resulted in a list of 56 sensitive plant species that
have historically occurred within three (3) miles of the Project survey area. To date, oOnly one (1)
sensitive plant species – San Diego sagewort – was observed adjacent to and south of the Project survey
areaonsite during the general and focused surveys conducted for the Project. Approximately 44
individual San Diego sagewort, a CRPR List 4.2 sensitive plant, were found adjacent to the survey area,
on the stream bank just south of Buena Vista Creek
Focused sensitive plant species surveys were conducted for the Project. The results of these sensitive
plant species surveys are summarized below. The fuill sensitive plant species survey summary reports
are included in the Biological Technical Report (Appendix D).
Focused Sensitive Plant Species Surveys
The focused sensitive plant species survey was conducted on May 15, 2020. A second survey was not
conducted on the planned second survey date of June 8, 2020 as the Project survey areasite had been
mowed. The results of the single sensitive plant species surveys and the six focused Brodiaea species
surveys (discussed in detail below) were used to re-evaluate the potential for occurrence of the initial 56
sensitive plant species with potential for occurrence within the Project survey area.
Of the 56 species, 52 are not expected to occur onsite within the Project survey area based on the
existing site conditions and the results of the May 2020 sensitive plant survey. Of the remaining four,
only one (1) – San Diego sagewort – was observed onsite.adjacent to and south of the Project survey
area The other three (3) – southern tarplant (Centromadia parryi ssp. australis), smooth tarplant
(Centromadia pungens ssp. laevis), and Del Mar Mesa sand aster (Corethrogyne filaginifolia var. linifolia)
– were not observed during the May 2020 sensitive plant survey. However, the Project survey areaSite
was mowed before the June 2020 sensitive plant survey could be completed, when these species would
have been observable if onsitepresent. The second survey would have determined whether the species
observed during the May 2020 plant survey were the sensitive species or more common species.
Therefore, the presence/absence of these three (3) species within the Project survey area could not be
determined, and there is still a low to moderate potential for occurrence for each of these species to
occur onsite. Each of these species is discussed in further detail, below.
San Diego Sagewort
San Diego sagewort is a CRPR 4.2 species designated as limited distribution and moderately threatened
in California. It is a deciduous shrub in the Asteraceae family that typically blooms from May to
September. This species is found in mesic, sandy soils along drainages in chaparral, coastal sage scrub,
and riparian habitats. This species is threatened by development, flood control projects, and possibly by
non-native plant species.
San Diego sagewort is present adjacent to and south of the Project survey area. It was observed along
the southern bank of Buena Vista Creek during the 2019 general biological survey, 2019 jurisdictional
delineation, and 2020 focused sensitive plant surveys. This species It is located just outside of within the
Project survey area, but located well outsideover 200 feet south of the Project sewer realignment
footprint.
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Southern Tarplant
Southern tarplant is a CRPR 1B.1 species designated as rare, threatened, or endangered in California and
elsewhere. It is an annual herb in the Asteraceae family that typically blooms from May to November.
This species is found in vernal pools, along the margins of marshes, and in vernally mesic areas within
grasslands. This species is threatened by habitat disturbance, population fragmentation, urbanization,
development, illegal vehicle activity, foot traffic, grazing and competition from non-native plants.
Southern tarplant has a low to moderate potential to occur within the Project survey area. While no
historical species occurrence records for southern tarplant exist within three (3) miles of the Project
survey area, marginally suitable habitat exists within the Project survey area. The Project survey area
was mowed before the planned June 2020 survey, which would have been used to determine the
species’ presence onsitewithin the Project survey area.
Smooth Tarplant
Smooth tarplant is a CRPR species 1B.1 designated as rare, threatened, or endangered in California and
elsewhere. It is an annual herb in the Asteraceae family that typically blooms from April to September.
This species is found in alkaline soils associated with chenopod scrub, meadows, and seeps, playas,
riparian woodland, and grasslands. This species is threatened by foot traffic, agriculture, road
maintenance, disking, urbanization, hydrological alterations, and flood control projects.
Smooth tarplant has a low to moderate potential to occur within the Project survey area. Historical
species occurrence records for smooth tarplant exist within three (3) miles of the Project survey area,
but only marginally suitable habitat exists within the Project survey area. The Project survey area was
mowed before the planned June 2020 survey, which would have been used to determine if this species
is present within the Project survey areaonsite.
Del Mar Mesa Sand Aster
Del Mar Mesa sand aster is a CRPR 1B.1 species designated as rare, threatened, or endangered in
California and elsewhere and a proposed Subarea Plan Narrow Endemic species. It is a perennial herb in
the Asteraceae family that typically blooms from Map to September. This species is found in sandy soils
in coastal bluff scrub, coastal sage scrub, and opening s in maritime chaparral. Del Mar Mesa sand aster
is threatened by development, trampling, non-native plan species and road maintenance.
Del Mar Mesa sand aster has a low to moderate potential to occur within the Project survey area.
Historical species occurrence records for this species exists within three (3) miles of the Project survey
area, but only marginally suitable habitat exists within the Project survey area. Corethrogyne filaginifolia
was observed during the May 2020 sensitive plant survey, however, the Project survey area was mowed
before the planned June 2020 survey, which would have been used to determine if the Corethrogyne
filaginifolia present within the Project survey areaonsite is this variety or another more common variety.
Focused Brodiaea Species Surveys
Focused surveys for thread-leaved brodiaea (Brodiaea filifolia) and Orcutt’s brodiaea (Brodiaea orcuttii)
were conducted and included site checks within suitable habitat identified within the Project survey
area to document early emergent Brodiaea vegetation. Site checks occurred from February 14, 2020 to
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March 19, 2020. To determine when to initiate focused surveys Busby Biological Services, Inc. biologists
coordinated with regional biologists monitoring reference sites during the 2020 survey window in order
to determine when other Brodiaea populations within the vicinity of the Project had emerged and were
observable.
Following observation of thread-leaved bBrodiaea at the nearby reference population, focused,
presence/absence surveys within the Project survey area began. Six (6) surveys were conducted
between May 14, 2020 and June 15, 2020. No thread-leaved bBrodiaea or Orcutt’s bBrodiaea were
observed during the first four (4) focused Brodiaea species surveys conducted between May 14, 2020
and June 4, 2020. Between June 4, 2020 and June 8, 2020 the Project survey area was mowed. Busby
Biological Services, Inc. biologists continued to survey the Project survey area for any sign of potential
Brodiaea species, including two additional surveys on June 12, 2020 and June 15, 2020. No potential
Brodiaea species were documented during these two (2) visits.
The results of the 2020 Brodiaea species surveys are valid until the next survey season (i.e., Sspring pring
2021).
Sensitive Wildlife Species
A sensitive wildlife species is one that is 1) listed as threatened or endangered or proposed for listing by
USFWS or CDFW; 2) designated as “fully protected” by CDFW, 3) considered a “species of special
concern” by CDFW, and/or 4) considered “taxa to watch” by CDFW. Species that are covered by the
federal MBTA were also considered.
Additionally, Aa literature review and database search resulted in a list of 46 sensitive wildlife species
that have historically occurred within three (3) miles of the Project survey area. All 46 species along with
their current status, habitat association, and potential for occurrence are included in the Biological
Technical Report (Appendix D).
Focused fairy shrimp, coastal California gnatcatcher (Polioptila californical californica), and least Bell’s
vireo (Vireo belii pusilus) surveys were conducted for the Project. The results of these sensitive wildlife
species surveys are summarized below. Four sensitive wildlife species – Cooper’s hawk (Accipiter
cooperii), coastal California gnatcatcher, least Bell’s vireo, and yellow warbler (Setophaga petchia) –
were detected during the general and focused surveys conducted for the Project.
Focused Fairy Shrimp Surveys
Focused protocol-level fairy shrimp surveys were conducted in 2019 and 2020 for the Project and
included both the wet and dry season fairy shrimp surveys. The 2019/2020 wet season surveys were
initiated on December 3, 2019 following the first significant rain event in November/December 2019,
and consisted of a total of seven (7) sampling visits by a USFWS-permitted biologist. Wet season surveys
continued until March 19, 2020.
During the 2019/2020 wet season surveys, 12 basins within the Project survey area were identified and
surveyed. Basins surveyed included road ruts, ditches, detention basins, and other depressions that
became inundated at some point during the 2019/2020 wet season. The majority of the basins in the
Project survey area appear to be continually impacted by foot traffic and vehicle activity. Fairy shrimp
were not detected in any basins during the seven (7) surveys that were conducted during the 2019/2020
wet season survey. Additionally, no other aquatic species were observed during these surveys.
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The dry season survey consisted of soil sample collection and soil sample processing and analysis. Soil
sample collection was performed by a USFWS-permitted biologist on August 11, 2020. An appropriate
amount of soil was collected from each of the basins identified during the wet season survey and was
transferred to Alden Environmental, Inc. for processing and analysis.
Following the appropriate methods to separate fairy shrimp cysts from soil samples, it was determined
that no cysts were present in the collected soil samples. Water fleas and seed shrimp, both common,
non-sensitive invertebrate species that occur in ephemeral basins, were identified in two of the basins.
No fairy shrimp cysts were extracted from any of the soil samples collected from the basins, and
therefore fairy shrimp hydration, rearing, hatching, and identification were not necessary and were not
performed.
The results of the focused fairy shrimp surveys are valid for three (3) years, or until the beginning of the
2022/2023 rainy season.
Focused Coastal California Gnatcatcher Surveys
Focused protocol-level coastal California gnatcatcher surveys were conducted for the Project according
to the current USFWS survey protocol for this species. A habitat assessment was conducted on July 22,
2019. A total of 0.57 acre of potentially suitable coastal California gnatcatcher habitat was identified
within the coastal California gnatcatcher survey area, which included the Project footprint Site and 300foot survey buffer during this assessment.
Six (6) focused protocol-level surveys were conducted between May 7, 2020 and June 12, 2020. All
surveys were conducted during appropriate weather conditions. Although two (2) a gnatcatchers pair
waswere detected by a Busby Biological Services, Inc. biologist during the wetland jurisdictional
delineation survey on August 10, 2019, coastal California gnatcatchers werewas not detected during the
2020 focused protocol-level surveys. In addition, this species was not observed during any of the other
surveys conducted for the Project (i.e., seven (7) fairy shrimp surveys, one (1) sensitive plant survey, six
(6) Brodiaea species surveys, eight (8) least Bell’s vireo surveys).
The results of the 2020 focused coastal California gnatcatcher surveys are valid until the beginning of
breeding season 2021 (March 15, 2021).
Focused Least Bell’s Vireo Surveys
Focused, protocol-level least Bell’s vireo surveys were conducted for the Project according to the
current USFWS survey protocol for the species. A habitat assessment was conducted on July 22, 2019. A
total of approximately 2.83 acres of potentially suitable least Bell’s vireo habitat was identified within
the least Bell’s vireo survey area, which included the Project footprint Site and 500-foot survey buffer
during the assessment.
Eight focused protocol-level least Bell’s vireo surveys were conducted between May 7, 2020 and July 29,
2020. All surveys were conducted during appropriate weather conditions. Although no breeding least
Bell’s vireo pairs were detected in the least Bell’s vireo survey Project area, a single least Bell’s vireo was
detected during the eighth and final survey on July 29, 2020. The least Bell’s vireo was detected within
the 500-foot survey buffer area approximately 160 feet southwest of the Project Site and approximately
300 feet southwest of the Project development footprintarea. After a relatively short observation time,
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the individual species disappeared downstream towards the west and was not detected again during the
survey.
The results of the 2020 focused least Bell’s vireo surveys are valid until the beginning of breeding season
2021 (February 2021April 10, 2021).
Critical Habitat
Under the Endangered Species Act, USFWS designates certain areas as “critical habitat” if they
determined that these geographic areas are essential for the conservation and/or recovery of a federally
listed threatened or endangered species, whether or not the species currently occupies the area. Critical
habitat areas often require special management and protection to assure they will remain suitable for
the federally listed species for which they have been designated. Projects proposed within or adjacent
to critical habitat must demonstrate that project implementation would not significantly impact or
destroy the functions and values of the critical habitat.
Critical habitat for the coastal California gnatcatcher has been designated within the Buena Vista Creek
Mitigation AreaHardline Preserve, located along the southern boundary of the Project survey area. No
other critical habitat has been designated within the vicinity of the Project.
Wildlife Movement Corridors
Wildlife corridors are essential to maintain populations of healthy and genetically diverse plant and
wildlife species. Wildlife corridors are considered sensitive by municipal, state, and federal resource
conservation agencies. These corridors are undeveloped geographical linkages, that allow wildlife to
move between adjoining open space areas that are becoming increasingly isolated due to habitat
fragmentation urbanization, rugged terrain, and/or changes in vegetation.
The Project Site Project survey area is dominated by disturbed and ruderal land and completely
surrounded by commercial and residential development with the exception of Buena Vista Creek
running along the southern boundary. Despite being surrounded by existing urban development, noise,
and lighting, the riparian corridor provides a vital swath of undeveloped open space that appears to
provides limited yet sufficient connectivity to be considered part of both a local and regional wildlife
corridor. The Project Site, however, is outside of the City’s WCPZ.
Jurisdictional Resources
A Jurisdictional Delineation Report was prepared by Busby Biological Services, Inc. and is provided as
Appendix F. Jurisdictional resources are considered sensitive biological resources and are regulated by
the United States Army Corps of Engineers (USACE), CDFW, Regional Water Quality Control Board
(RWQCB), and/or the City of Oceanside pursuant to federal, state, and local regulations, which and are
outlined in Section 4.5.2 Regulatory Setting, below.
The wetlands and riparian vegetationarea within and adjacent to Buena Vista Creek in the southern
portion of the Project survey area were the only potential jurisdictional resources identified within the
Project survey area. The southern riparian forest along Buena Vista Creek is a potentially jurisdictional
USACE and RWQCB Wetland Water of the U.S. (WoUS) and Water of the State (WoS) and potentially
jurisdictional CDFW Riparian. The open water in Buena Vista Creek is a potentially jurisdictional USACE
and RWQCB Non-Wetland WoUS and WoS, and potentially jurisdictional CDFW Streambed. A portion of
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the disturbed land, developed land, and iceplant adjacent to Buena Vista Creek is a potentially
jurisdictional CDFW Streambed. Table 4.5-2 below displays the potentially jurisdictional resources within
the Project survey area and Figure 13 displays the potentially jurisdictional resources onsitewithin the
Project survey area.
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Table 4.5-2
Potentially Jurisdictional Resources within Project Survey Area
Linear Feet

Acres*

Square Feet

Width Range
(feet)

Total

760
41
801

0.646
0.054
0.700

28,121
2,349
30,470

20-55
15-45
15-55

Total

760
212
972

1.386
0.122
1.508**

60,371
5,270
65,640

70-105
82-90
70-105

Regulatory Agency
USACE/RWQCB
Wetland WoUS/WoS
Non-Wetland WoUS/WoS
CDFW
Riparian
Streambed

*Acreages are approximate and rounded to the nearest thousandth of an acre.
**Total acreages represent the actual acreages without the rounding error.
Source: Biological Technical Report (Appendix D)

4.5.2

Regulatory Setting

Federal
Endangered Species Act
The federal Endangered Species Act (ESA) provides the legal framework for the listing of species that are
threatened and/or endangered with extinction as well as for the protection of listed species (threatened
or endangered species) and their habitats. The ESA is administered by the USFWS. Project activities that
jeopardize threatened or endangered species and the habitats upon which they relay are considered a
“take” under the ESA. The ESA defines “take” as “to harass, harm, pursue, hunt shoot, wound, kill, trap,
capture, or collect, or attempt to engage in any such conduct.”
Clean Water Act
The Clean Water Act (CWA) provides guidance for the protection, restoration, and maintenance of the
chemical, physical, and biological integrity of the nation’s waters. Section 401 of the CWA requires that
an applicant for a federal license or permit allowing activities that result in a discharge to jurisdictional
WoUS obtain a state water quality certification that the discharge complies with other provisions of the
CWA. The RWQCB administer the certification program in California.
Section 402 of the CWA is regulated by the U.S. Environmental Protection Agency (USEPA) and
establishes a permitting system for the discharge of any pollutant (except dredge or fill material) into
WoUS. It establishes a framework for regulating municipal and industrial storm water discharges under
the National Pollutant Discharge Elimination System (NPDES) program. The RWQCB also administers the
NPDES permits for construction activities and operations with oversight provided by the State Water
Resources Control Board (SWRCB) and the USEPA.
Section 404 of the CWA establishes a permit program administered by the USACE regulating the
discharge of dredge of fill material into navigable waters. Navigable waters are WoUS including
territorial seas, which include navigable waters; perennial and intermittent streams, lakes, rivers, and
ponds; and wetlands, marshes and wet meadows.
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Migratory Bird Treaty Act
All migratory bird species that are native to the U.S. or its territories are protected under the federal
MBTA, as amended under the Migratory Bird Treaty Reform Act of 2004. The MBTA permits prohibits
the killing or transport of native migratory birds or any part, nest, or egg of any such bird unless allowed
by another regulation adopted in accordance with the MBTA. No permit is issued under the MBTA, and
the MBTA does not mandate specific protection measures. However, typical pre-construction
requirements include nesting bird surveys during the avian breeding season and avoidance measures if
nesting birds are discovered within or adjacent to a project. In addition, the USFWS commonly places
restrictions on disturbances allowed near active raptor nests.
State
California Endangered Species Act
The California Endangered Species Act (CESA) generally parallels the main principles and provisions of
the federal ESA and is administered by CDFW. The CESA allows the “take” of listed plant and wildlife
species either by concurring with a federal Incidental Take Permit under CFGC Section 2080.1 or, for
species that are state-listed but not federally listed, issuing an Incidental Take Permit under CFGC
Section 2081 if specific criteria are met. The Oceanside Subarea Plan is considered an Incidental Take
Permit pursuant to CFGC Section 2081.
California Fish and Game Code
The California Fish and Game Code (CFGC) provides protection for several types of sensitive biological
resources. CFGC Section 3503 and 3513 protects avian species, their nests, and their eggs from being
“taken” unless authorized by CDFW through implementation of appropriate avoidance, minimization,
and/or mitigation measures. CFGC Section 1600 through 1603 regulates project activities within rivers,
streams, lakes, wetlands, and riparian habitat. CDFW can issue and Lake or Streambed Alteration (LSA)
Agreement for projects affecting these jurisdictional resources. If the activity will not substantially affect
any CDFW jurisdictional resources, the activity may be commenced without an LSA Aagreement.
Native Plant Protection Act
The Native Plant Protection Act (NPPA), under CFGC Sections 1900 through 1913, regulates collection,
transport, and commerce ofin plants that are listed as rare, threatened, or endangered.
Natural Community Conservation Planning Act
CDFW’s Natural Community Conservation Planning (NCCP) Act is a combined effort by the State of
California and both public and private partners to take an ecosystem approach to protecting and
preserving biological diversity. CDFW and USFWS provide support, direction, and guidance to local
agencies to develop an NCCP that identifies economic activity that is compatible with the long-term,
regional protection of plants, wildlife, and their habitats.
The draft Subarea Plan, which complies with the approved MHCP, is the applicable NCCP for the
proposed Project – the Subarea within the MHCP –and is discussed in the local Regulatory Setting,
below.
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Porter-Cologne Water Quality Control Act
The Porter-Cologne Water Quality Control Act regulates water quality for project activities in California./
Pursuant to the Porter-Cologne Water Quality Control Act, under Section 13000 et seq. of the California
Water Code (CWC), the RWQCB issues Water Quality Certifications for project activities that fill or
dredge within Wetland and Non-Wetland WoUS and WoS, including isolated waters such as vernal
pools, and other waters showing lack of connectivity to a Traditional Navigable Water (TNW).
Local
North County Multiple Habitat Conservation Program
The MHCP is a comprehensive conservation planning process that was developed to create, manage,
and monitor an ecosystem preserve in northwestern San Diego County. It is one of three (3) subregional plans that will contribute to a regional preserve system in San Diego County. The MHCP is
intended to conserve not only habitat that is already in public ownership, but also other areas that will
offer protection to rare, threatened, and endangered plants and wildlife.
The MHCP was adopted and certified by the San Diego Association of Governments (SANDAG) Board of
Directors on March 28, 2003 and encompasses the cities of Carlsbad, Encinitas, Escondido, Oceanside,
San Marcos, Solana Beach and Vista. Each of these cities must adopt its own Subarea Plan that identifies
city-specific regulations and policies pertaining to the sensitive resources found within the jurisdiction.
The MHCP allows local jurisdictions to maintain land use control and development flexibility by planning
a regional preserve system that can meet future public and private project mitigation needs.
Draft Oceanside Subarea Plan
The Subarea Plan is a draft Habitat Conservation Plan/Natural Community Conservation Plan
(HCP/NCCP) prepared pursuant to the ESA and the NCCP Act, which are described above. The Subarea
Plan forms a part of the MHCP and addresses how the City will allow for continued economic
development within its jurisdiction while conserving the biodiversity and ecosystem function of the
area.
Approval and adoption of the Subarea Plan is intended to result in issuance of federal and state
authorizations for the take of certain listed rare, threatened, or endangered species. These
authorizations would be granted to the City by the USFWS and CDFW. The City, in turn, cwould then
authorize the taking of natural habitats or associated species by projects within its jurisdiction, as long
as those biological resources are adequately conserved by the Subarea Plan and that allthe proposed
projects are consistent with and covered by the provisions of the Subarea Plan. The draft Oceanside
Subarea Plan is still in draft and has yet to be adopted by City Council, and implementing agreements
with CDFW and USFWS have yet to be signed. Therefore, incidental take permits currently cannot be
issued under the plan. However, the document Subarea Plan provides guidance for project applicants to
determine potential impacts to biological resources and to develop appropriate mitigation, avoidance,
and minimization measures.
The Subarea Plan assigns all land within the City into one of four Preserve Planning Zones: Wildlife
Corridor Planning Zone, Off-site Mitigation Zone, Coastal Zone, and Ag Exclusion Zone. Each of these has
varying policies and standards that are applicable in addition to the City-wide standards.
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City of Oceanside General Plan
Land Use Element
The Land Use Element of the General Plan contains environmental resource management objectives and
policies pertaining to biological resources. Applicable objectives and policies include the following:
3.11 Vegetation and Wildlife Habitats Objective: Recognition and preservation of significant
areas with regard to vegetation and wildlife habitats.
Policies:
A. A biological survey report, including a field survey, shall be required for a proposed project
site if the site is largely or totally in a natural state or if high interest species of plants or
animals have been found on nearby properties.
B. Where appropriate, the City shall apply open space land use designations and open space
zoning to areas of significant scenic, ecological, or recreational value.
C. In areas where vegetation or wildlife habitat modification is inevitable, mitigation and/or
compensatory measures such as native plant restoration, land reclamation, habitat
replacement, or land interest donation will be considered.
D. Areas containing unique vegetation or wildlife habitats shall receive a high priority for
preservation.
E. Specific plans shall be developed in conjunction with regional and county agencies where
appropriate, for areas where there is occurrence of endangered or threatened species.
Environmental Resource Management Element
The Environmental Resource Management Element of the General Plan contains long-range policy goals
and objectives to evaluate and manage these biological resources including the following:
Vegetation and Wildlife Habitats Objective: Conserve and enhance vegetation and wildlife
habitats, especially areas of rare, endangered, or threatened species.

4.5.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Have a substantial adverse effect, either directly or through habitat modifications, on any
species identified as a candidate, sensitive, or special status species in local or regional plans,
policies, or regulations, or by the California Department of Fish and Wildlife (CDFW) or U.S. Fish
and Wildlife Service (USFWS);
b. Have a substantial adverse effect on any riparian habitat or other sensitive natural community
identified in local or regional plans, policies, regulations, or by the CDFW or USFWS;
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c. Have a substantial adverse effect on state or federally protected wetlands (including, but not
limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological
interruption, or other means;
d. Interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory wildlife corridors, or impede the use of
native wildlife nursery sites;
e. Conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance;
f. Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan.

4.5.4

Project Impact Analysis

For the purposes of biological resources impact analysis, direct, indirect, permanent and temporary
impacts are defined as the following:
Direct Impacts: Defined as any disturbance, alteration, or destruction of biological resources
that could result from project related activities. Examples of direct impacts would include
diverting surface water flows, encroaching into wetlands, clearing vegetation, and taking an
individual species and/or its associated plan communities.
Indirect Impacts: Defined as any disturbance, alteration, or destruction of biological resources
that could result from project related activities. Examples of indirect impacts include increased
human activity, elevated noise and dust levels, decreased water quality, soil compaction, and
the introduction of invasive wildlife and plants.
Permanent Impacts: Defined as those impacts that result in the irreversible removal or
destruction of biological resources. Examples of permanent impacts include constructing a
building or permanent road on an area containing biological resources.
Temporary Impacts: Defined as tThose impacts considered to have reversible effects on
biological resources. Examples of temporary impacts include the removal of vegetation for
construction activities and subsequently allowing the natural vegetation to recolonize the
impact area, the accumulation of dust on adjacent vegetation during construction, or the
increased noise levels that may interfere with the breeding behaviors of wildlife species.
Cumulative Impacts: Incremental impacts from two or more past, present, or probable future
projects whose individual impacts can be individually minor but when combined are
considerable.
Would the Project:
a. Have a substantial adverse effect, either directly or through habitat modifications, on any
species identified as a candidate, sensitive, or special status species in local or regional plans,
policies, or regulations, or by the California Department of Fish and Wildlife (CDFW) or U.S. Fish
and Wildlife Service (USFWS)?
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The Project has the potential to result in potentially significant impacts to sensitive plant and wildlife
species that may occur within and/or adjacent to the Project development footprint, including proposed
off-site improvements.
The Project has been designed to include the requisite 100-foot wetland buffer, which includes the
required 50-foot biological buffer on the jurisdictional resources as well as the requisite 50-foot planning
buffer. The planning buffer serves as an area of transition between the biological buffer and specified
land uses on adjoining uplands. Foot paths, bikeways, and passivepassing recreational uses may be
incorporated conditionally allowed withininto the planning buffer, but buildings, roads and other
intensive uses are prohibited. The following uses are prohibited in the 50-foot biological buffer: new
development, foot paths, bikeways, passive recreational uses not already planned, and fuel modification
activities for new development. The area south of the sewer access pathway to the Project Site
boundary, which includes riparian area and associated natural habitats within the 100-foot buffer, will
be designated as biological open space through the provision of a Conservation Easement and
incorporated into the City’s Hardline Preserve per Section 5 of the Oceanside Subarea Plan. Figure 14
displays the area of the Conservation Easement.
Sensitive Plant Species
Focused sensitive plant surveys were conducted for the Project by Busby Biological Services, Inc.
including six (6) four (4) rounds of focused Brodiaea species surveys (four (4) prior to mowing and two
(2) following mowing) and one (1) round of focused sensitive plant surveys. Based on the data collected
during during the Brodiaea species surveys and focused sensitive plantthese surveys, the potential for
occurrence of the 56 sensitive plant species that were re-evaluated for their potential to occur within
the Project survey area was determined. One (1) sensitive plant species, San Diego sagewort, was
observed within immediately adjacent to the Project the survey area and on the southern bank of Buena
Vista Creek, but not on the Project Site.
Of the remaining 55 species, 52 species are not expected to occur within the Project survey area, and
three (3) species –, southern tarplant, smooth tarplant, and Del Mar Mesa sand aster – , have a low to
moderate potential to occur within the Project survey area. These three (3) species were not observed
on the Project Site during any of the surveys conducted for the Project.
San Diego Sagewort
San Diego sagewort was not observed on the Project Site, but this species was observed on the southern
bank of the Buena Vista Creek, immediately adjacent to the Project survey area and over 200 feet south
of the Project development footprint. The Project will provide a 100-foot buffer measured from the
northern edge of the riparian vegetation, further reducing the potential for impacts to this species.
Although San Diego sagewort is not expected to occur within the Project survey area, if preconstruction, construction and post-construction measures for biological resources protection are not
implemented, a potentially significant impact (Impact BIO-1a) could occur. Section 4.5.5 identifies the
mitigation measures required to reduce impacts to a level below significance. Additionally, the Project
will prepare and implement a SWPPP, which includes sediment and erosion control BMPs to minimize
the potential for impact to sensitive plant species within Buena Vista Creek. Such BMPs include
placement of straw mulch, soil binders, silt fencing, gravel bags, street sweeping and vacuuming and
storm drain inlet protection.
Southern Tarplant, Smooth Tarplant and Del Mar Mesa Sand Aster
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Southern tarplant, smooth tarplant and Del Mar Mesa sand aster were not observed during the May
2020 sensitive plant survey; however, the Project Site was mowed before the June 2020 sensitive plant
survey, when these species would have been observable if present within the Project survey area.
Because historical species occurrence records for these species exists within three (3) miles of the
Project survey area and/or because marginally suitable habitat exists within the Project survey area,
there is a low to moderate potential for each of these species to occur within the Project survey area.
Because Project construction is anticipated to begin in November 2021, pre-construction surveys during
Spring/Summer 2021 would be required to determine if these species are present within the Project
survey area. If one or more of these species are present, potential impacts to southern tarplant, smooth
tarplant and Del Mar Mesa sand aster could result in a significant impact (Impact BIO-2a). Section 4.5.5
identifies the mitigation measures required to reduce impacts to a level below significance.
Thread-Leaved Brodiaea and Orcutt’s Brodiaea
Sensitive plant species such as the San Diego sagewort have the potential to occur onsite, and therefore,
a significant impact will occur (Impact BIO-1a).
As provided in the Biological Technical Report (Appendix D), no thread-leaved brodiaea or Orcutt’s
brodiaea were observed during the first four (4) focused Brodiaea species surveys, and no potential
Brodiaea species were documented during the two (2) additional visits following site mowing. As such,
no Brodiaea species are anticipated to occur within the Project survey area. Thethe results of the 2020
Brodiaea species surveys are valid until Springspring 2021. and the sensitive plant surveys were
incomplete. Project construction is not anticipated to begin until November 2021. Although Brodiaea
species are not expected to occur within the Project survey area, pre-construction surveys shall be
conducted during Spring 2021 to update the status of the species within the Project survey area. in
November 2021This and therefore, the presence of sensitive Brodiaea species has the potential to occur
within the Project area and represents a potentially significant impact (Impact BIO-2b) and mitigation is
required. Section 4.5.5 describes the mitigation measures required to reduce impacts to Brodiaea
species to a level below significance.
Therefore, the Project couldwill have a substantial potential adverse effect, either directly or through
habitat modifications, on a plant species identified as a candidate, sensitive, or special status species in
local or regional plans, policies, or regulations or by CDFW or USFWS. Section 4.5.5 describes the
mitigation measures required to reduce impacts to a level below significance.
Sensitive Wildlife Species
Focused sensitive wildlife species surveys were conducted for fairy shrimp, coastal California
gnatcatcher, and least Bell’s vireo and other MBTA-covered species.
Impacts to Sensitive Invertebrate Species
No fairy shrimp or other sensitive invertebrate species were documented during the general and
focused wildlife species surveys conducted for the Project. Fairy shrimp were not detected during any of
the wet season surveys, and no fairy shrimp cysts were found during the dry season surveys. Based upon
these survey results, fairy shrimp are not expected to occur within the Project survey area.
The results of the 2019/2020 wet season fairy shrimp surveys combined with the 2020 dry season
surveys are valid until the 2022/2023 rainy season. Construction of the Project is anticipated to begin in
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November 2021;, however, if Project construction has not been initiated prior to the 2022/2023 wet
season, additional protocol surveys would be required to update the status of this species within the
Project survey area. Although fairy shrimp are not expected to occur within the Project survey area, if
fairy shrimp or fairy shrimp cysts are found within the Project survey area in subsequent protocol
surveys, there is a potential for the Project to impact this species. This represents a potentially
significant impact (Impact BIO-3) and mitigation will be requiredoccur. Section 4.5.5 provides the
mitigation measures required to reduce this potential impact to a level below significance.
Impacts to Sensitive Bird Species
Coastal California Gnatcatcher
Two coastal California gnatcatchers were detected incidentally on the Project Site during the
jurisdictional delineation in 2019; however noNo coastal California gnatcatchers were detected during
the 2020 focused surveys or during any other surveys conducted for the Project (i.e., seven (7) fairy
shrimp surveys, one (1) sensitive plant survey, six (6) focused Brodiaea species surveys, eight (8) least
Bell’s vireo surveys). ; however, a pair of coastal California gnatcatchers was detected within the survey
area, incidentally during the jurisdictional delineation prior to the 2020 focused survey. Based on the
timing of the observation, the behavior of the individuals, and the poor quality of the disturbed Diegan
coastal sage scrub within the Project Site, itIt is assumed that the twopair individuals werewas foraging
but not breeding within the Project survey areaSite and that the coastal California gnatcatcher is an
infrequent, non-breeding visitor to the Project Site. Only 0.57 acre of potentially suitable (but very low
quality) coastal California gnatcatcher habitat was identified within the Project survey area. The
presence of coastal California gnatcatcher has the potential to occur within the Project areais not
expected to breed within the Project survey area given the small amount of low quality habitat available
for the species.
The area south of the sewer access pathway to the Project Site boundary, which includes the 100-foot
buffer plus additional land between the sewer access pathway and the buffer, will be designated as
biological open space through the provision of a Conservation Easement and will be incorporated into
the City’s Hardline Preserve, thus allowing for future restoration and improvement of the quality of
foraging habitat. The Conservation Easement further provides a barrier to the coastal California
gnatcatcher critical habitat located along the southern boundary of the Project Site.
Direct impacts and indirect impacts to coastal California gnatcatcher are not expected. Although two
individual coastal California gnatcatchers were observed in August 2019, no other observations of
coastal California gnatcatchers have occurred since.
The results of the 2020 focused coastal California gnatcatcher surveys are valid until the beginning of the
2021 breeding season of 2021 (March 15,February 2021). Project construction is anticipated to begin in
November 2021 and will take approximately 15 months to complete. Therefore, Project construction
during coastal California gnatcatcher breeding season will not be avoided, and pre-construction surveys
will be required during Spring/Summer 2021 to update the status of the coastal California gnatcatcher
within the coastal California gnatcatcher survey area. If coastal California gnatcatcher is identified on the
Project Site in subsequent protocol surveys, there is a potential for the Project to impact this species.
This represents and therefore construction will not be initiated prior to the 2021 breeding season, and a
potentially significant impact (Impact BIO-4) and mitigation will be requiredoccur. Section 4.5.5
provides the mitigation measures required to reduce this potential impact to a level below significance.
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Least Bell’s Vireo
A single foraging least Bell’s vireo was detected during the final 2020 focused survey on July 29, 2020.
This single individual was detecteds within the 500-foot survey buffer area, approximately 160 feet
southwest of the Project Site and approximately 300 feet southwest of the Project development
footprint. No least Bell’s vireos were observed on the Project Site. This species is not anticipated to
breed on or adjacent to the Project Site.
Direct impacts to least Bell’s vireo are not expected, because no riparian vegetation removal would
occur as part of the Project. Indirect impacts to the least Bell’s vireo from elevated noise levels during
Project construction are not expected due to the ambient noise levels already elevated from the
surrounding land uses, and the distance from the edge of Project construction to the observed least
Bell’s vireo is sufficient to reduce noise levels to at or below current ambient levels.
The results of the 2020 focused least Bell’s vireo surveys are valid until the beginning of the 2021
breeding season 2021 (February April 10, 2021). Project construction is anticipated to begin in
November 2021 and will take approximately 15 months to complete. Therefore, Project construction
during least Bell’s vireo breeding season will not be avoided, and pre-construction surveys will be
required during Spring/Summer 2021 to update the status of the least Bell’s vireo within the least Bell’s
vireo survey area. If least Bell’s vireo is identified on the Project Site in subsequent protocol surveys,
there is a potential for the Project to impact this species. This represents and therefore construction will
not be initiated prior to the 2021 breeding season, and a potentially significant impact (Impact BIO-5)
and mitigation will be requiredoccur. Section 4.5.5 provides the mitigation measures required to reduce
this potential impact to a level below significance.
Additional Sensitive Bird Species
Two other sensitive bird species, Cooper’s hawk and yellow warbler, were detected within the 50-foot
survey buffer during the general and focused surveys conducted for the Project. In addition, other
sensitive MBTA-covered bird species have a potential to occur onsite and within and adjacent to the
Project survey area. the Buena Vista Creek area. ThAs such, thee Project would could result in direct and
indirect impacts to Cooper’s hawk, yellow warbler and other MBTA-covered bird species that occur
within and adjacent to the Project footprintsurvey area if Project construction occurs during the
breeding season (January to September for raptors and February to September for other avian species).,
and therefore aThis represents a potentially significant impact (Impact BIO-6) and mitigation will
occurbe required to reduce potential impacts to below a level of significance. Section 4.5.5 provides the
mitigation measures required in order to reduce impacts to a level below significance.
Impacts to Sensitive Mammal Species
No direct or indirect impacts to sensitive mammal species are expected to occur from implementation
of the Project since because no sensitive mammal species were located detected withinon the Project
survey areasite. Therefore, no mitigation measures would be required for impacts to sensitive
mammals. Impacts to sensitive mammal species are less than significant.
In summary, theThe Project will has the potential to have ana substantial adverse effect, either directly
or through habitat modifications, on a wildlife species identified as a candidate, sensitive, or special
status species in local or regional plans, policies, or regulations, or by CDFW or USFWS. As identified in
Section 4.5.5, impacts to sensitive species will be reduced to a level below significance after mitigation.
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b. Have a substantial adverse effect on any riparian habitat or other sensitive natural community
identified in local or regional plans, policies, regulations, or by the CDFW or USFWS?
Eight vegetation communities occur onsitewithin the Project survey area, three (3) of which are
sensitive vegetation communities designated by the MHCP and Subarea Plan. Disturbed Diegan coastal
sage scrub is designated as habitat Group C; , southern riparian forest and open water are designated as
Group A. Impacts to vegetation classified inunder Groups A and C would be considered significant and
would require mitigation under the MHCP and Subarea Plan. The Project has the potential to result in
significant impacts to sensitive vegetation communities that occur within and adjacent to the Project
development footprint.
Direct Impacts to Sensitive Vegetation Communities
The Project has the potential to result in direct impacts to approximately 7.041 acres of vegetation
communities and land covers types identified within the Project development footprint including
approximately 6.695 acres of permanent, direct impacts associated with the CarMax facility (i.e.,
building, parking and sales display areas) and approximately 0.346 acre of temporary permanent, direct
impacts within the proposed sewer realignment footprint. These direct impacts are summarized in Table
4.5-3 below. Project impacts to biological resources are displayed in Figure 14.
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Table 4.5-3
Direct Impacts to Vegetation Communities/ Land Cover Types

Vegetation Community/ Land Cover Type

Disturbed Diegan Coastal Sage Scrub
Southern Riparian Forest
Open Water
Developed Land
Disturbed Land
Iceplant
Ornamental
Ruderal

Subarea Plan
Habitat Group

CarMax Facility
Permanent
Direct Impacts
(acres*)

C
A
A
F
F
F
F
TOTAL**

0.408
--0.007
5.425
0.228
0.124
0.502
6.695

Temporary
Sewer
Realignment
Direct Impacts
(acres*)
---0.001
0.209
0.042
0.004
0.090
0.346

Total Direct
Impacts (acres*)
0.408
--0.007
5.63
0.270
0.128
0.592
7.041

*Acreages are approximate and rounded to the nearest thousandths of an acre.
**Total acreages represent the actual acreages without the rounding error.
Source: Biological Technical Report (Appendix D)

Unavoidable direct Impacts to approximately 6.633 acres of non-sensitive habitats vegetation
designated as Group F, including developed land, disturbed land, iceplant, ornamental and ruderal,
would occur within the Project development footprint, including approximately 6.695 acres associated
with the CarMax facility footprint and approximately 0.346 acre within the sewer realignment footprint.
These direct impacts would not be considered significant and would not require mitigation under the
MHCP and Subarea Plan.
Habitats under Group F are considered lands that do not support natural vegetation. Disturbed Diegan
coastal sage scrub is designated as habitat group C due to the importance of this vegetation community
to sensitive species including the California gnatcatcher. Unavoidable direct impacts to approximately
0.408 acre of disturbed Diegan coastal sage scrub, designated as habitat Group C due to the importance
of this vegetation community to sensitive species including the coastal California gnatcatcher, would
will occur as a result of the Project and a significant impact (Impact BIO-7) will occur. Section 4.5.5
provides the mitigation measures required to reduce this potential impact to a level below significance.
No direct impacts to riparian habitat vegetation or open water would result from the Project. The
Project has been designed to include the requisite 100-foot wetland buffer from the edge of the riparian
vegetation, which includes the required 50-foot biological buffer fromon the jurisdictional
resourcesedge of the riparian vegetation as well as the requisite 50-foot planning buffer. The Project
would encroach temporarily, approximately six (6) feet, into the 50-foot planning buffer during the
proposed sewer realignment. As a result, temporary permanent direct impacts will occur to
approximately 0.008 acre (334 SF) of disturbed habitat within the 50-foot planning buffer. . These
impacts are considered temporary as they would recover on their own within one growing season.
AdditionallyB, because these impacts are minimal and because they are located at least 94 feet from the
riparian habitatvegetation, no direct impacts to riparian habitat vegetation will occur. In addition, the
area south of the sewer access pathway to the Project Site boundary, which includes the 100-foot buffer
and additional land between the sewer access pathway and the buffer, will be designated as biological
open space through the provision of a Conservation Easement and incorporated into the City’s Hardline
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Preserve. This provides additional resource protection for the resources associated with Buena Vista
Creek.
The Project would result in temporary and permanent direct impacts to 0.007 acre of developed land.
Developed land does not have a habitat group designation under the MHCP and Subarea Plan as it has
been physically altered to the extent that native vegetation is no longer supported. Impacts to
developed land are not significant and do not require mitigation. The Project would result in temporary
and permanent direct impacts to disturbed land, iceplant, ornamental and ruderal land
cover/vegetation communities. These land cover types are designated as habitat Group F which consists
of lands that do not support natural vegetation. Impacts to this habitat group are not considered
significant and do not require mitigation.
The Project will have a potential a substantial adverse effect on a sensitive habitat community identified
in local or regional plans, policies, regulations, or by CDFW or USFWS through direct impacts.
Indirect Impacts to Sensitive Vegetation Communities
Indirect impacts to sensitive vegetation (i.e. disturbed Diegan coastal sage scrub) will could occur during
Project construction. Indirect impacts, including fugitive dust accumulation from adjacent construction
activities could occur to a small patch (approximately 0.040 acre) of disturbed Diegan coastal sage scrub
located approximately 15 feet south of the proposed sewer realignment footprint which has the
potential to interfere with photosynthesis and germination of this sensitive vegetation communityies.
This represents , and therefore a significant impact will occur (Impact BIO-1b) and mitigation is
required. Section 4.5.5 provides the mitigation measures required to reduce this potential impact to a
level below significance.
No indirect impacts to riparian habitat vegetation or open water would result from Project construction.
The Project has been designed to include the requisite 100-foot wetland buffer, which includes the
required 50-foot biological buffer fromon the edge of the jurisdictional resourcesriparian vegetation as
well as the requisite 50-foot planning buffer. In addition, the area south of the sewer access pathway to
the Project Site boundary, which includes the 100-foot buffer and additional land between the sewer
access pathway and the buffer, will be designated as biological open space through the provision of a
Conservation Easement and incorporated into the City’s Hardline Preserve. This provides additional
resource protection for the resources associated with the Buena Vista Creek. Presence of the 100-foot
buffer ensures no indirect impacts to riparian habitat will occur. Additionally, the Project will prepare
and implement a SWPPP, which includes sediment and erosion control BMPs to minimize the potential
for impact to sensitive riparian vegetation, habitat within the 100-foot buffer area and Buena Vista
Creek. Such BMPs include placement of straw mulch, soil binders, silt fencing, gravel bags, street
sweeping and vacuuming and storm drain inlet protection.
The Project has the potential to will have ana substantial adverse effect on a sensitive natural
communities identified in local or regional plans, policies, regulations, or by CDFW or USFWS through
indirect impacts.
In summary, the Project has the potential to result in both direct and indirect impacts to disturbed
Diegan coastal sage scrub but is not anticipated to result in impacts to other sensitive vegetation
communities identified in local or regional plans, policies, regulations, or by the CDFW or USFWS. As
identified in Section 4.5.5, impacts to disturbed Diegan coastal sage scrub will be reduced to a level
below significance after mitigation.
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Critical Habitat
No impacts to critical habitat are anticipated to occur from the Project. Critical habitat for the coastal
California gnatcatcher has been designated within the Buena Vista Creek Mitigation AreaHardline
Preserve. The Project, however, has been designed to include the 100-foot buffer fromon the edge of
the riparian vegetation associated with Buena Vista Creek, which equates to an approximately 10080- to
210140-foot buffer on the designated coastal California gnatcatcher critical habitat. Impacts to critical
habitat will be less than significant.
c. Have a substantial adverse effect on state or federally protected wetlands (including, but not
limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological
interruption, or other means?
No impacts to potentially jurisdictional resources are expected to occur from implementation of the
Project. The Project has been designed to include the mandatory 100-foot buffer from the riparian
habitat boundary, as mapped during the formal Jurisdictional Delineation Report (Appendix F). This
buffer includes the required a 50-foot biological buffer as well as thea mandatory 50-foot planning
buffer. Project design and implementation would has included the 100-foot buffer, which restricts
development within that area allowing for the preservation of riparian and other natural vegetation
adjacent to the Buena Vista Creek. In addition, the area south of the sewer access pathway to the
Project Site boundary, which includes the 100-foot buffer and additional land between the sewer access
pathway and the buffer, will be designated as biological open space through the provision of a
Conservation Easement and incorporated into the City’s Hardline Preserve. This provides additional
resource protection for the resources associated with the Buena Vista Creek.
To discourage unauthorized access onto the Project Site, specifically within the sensitive biological
resources, a 6-foot chain link fence with black vinyl coating and associated signage will connect from the
corner of the sales and staging wall and will run east to west along the sewer access pathway,
connecting to a vehicle gate at the eastern end of the sewer access pathway, and will continue south to
connect to the existing fence around the culvert adjacent to Thunder Drive. Appropriate signage will be
provided along the fence identifying the enclosed area as an Environmentally Sensitive Area, further
deterring access to the buffer. The provision of fencing and signage in this area will provide additional
security from unauthorized access.
Additionally, the Project will prepare and implement a SWPPP which includes sediment and erosion
control BMPs to minimize the potential for impacts to sensitive riparian vegetation, vegetation within
the 100-foot buffer and Buena Vista Creek. Such BMPs include placement of straw mulch, soil binders,
silt fencing, gravel bags, street sweeping and vacuuming and storm drain inlet protection. Impacts to
wetlands will be less than significant.
and therefore no impacts to riparian habitat will occur. However, due to the Project’s close proximity to
Buena Vista Creek, the Project has the potential to have a substantial adverse effect on state or federally
protected wetlands and a significant impact (Impact BIO-1c) will occur.
d. Interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory wildlife corridors, or impede the use of
native wildlife nursery sites?
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Due to the high level of disturbance within the Project Site, no impacts to wildlife corridors or native
wildlife nursery sites are expected to occur from implementation of the Project. The Project is not
located within the WCPZ, however, Buena Vista Creek and the associated riparian area along the
southern boundary of the Project Site provides sufficient connectivity to be considered part of both a
local and regional wildlife corridor. The Project has been designed to include the 100-foot buffer fromon
the edge of the riparian vegetation associated with Buena Vista Creek. In addition, the area south the of
the sewer access pathway to the Project Site boundary, which includes the 100-foot buffer and
additional land between the sewer access pathway and the buffer, will be designated as biological open
space through the provision of a Conservation Easement and incorporated into the City’s Hardline
Preserve. , and Ttherefore, no impacts to wildlife corridors are anticipated, and t. The Project would not
substantially interfere with the movement of any native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife corridors, or impede the use of native wildlife
nursery sites. As such,, and impacts will be less than significant.
e. Conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance?
The City’s General Plan policies related to vegetation and wildlife are provided in Section 4.5.2
Regulatory Setting, above.
In accordance with the Land Use Element of the General Plan Policy 3.11A, a Biological Technical Report
(AppendixAppendices D), Biological Constraints Report (Appendix E), Jurisdictional Delineation Report
(Appendix F) and associated focused species surveys as discussed above were completed for the Project
by Busby Biological Services, Inc., and the results have been incorporated into this EIR. The biological
reports include field surveys, focused surveys, jurisdictional delineation and literature review to assess
potential impacts to sensitive biological resources that would result from implementation of the Project.
The surveys conducted to identify biological resources were performed in accordance with applicable
plans, policies and ordinances set forth by the federal and state wildlife agenciesCDFW, USFWS, and the
City, as well as current industry and agency standards. Thus, the Project is in compliance with Land Use
Element of the General Plan Policy 3.11A.
Land Use Element Policy 3.11C requires the preservation of biological resources, or where vegetation
and habitat modification is inevitable, appropriate mitigation for potential impacts shall be
incorporated. The Project couldwould result in potentially significant impacts to the following sensitive
biological resources: including sensitive plant species and vegetation communities; sensitive plant
species including , jurisdictional resources, Brodiaea species; , fairy shrimp;, coastal California
gnatcatcher;, least Bell’s vireo;, sensitive bird species and other MBTA-covered species; and disturbed
Diegan coastal sage scrub. Appropriate mitigation measures in compliance with the Oceanside Subarea
Plan and applicable federal, state, and local codes are required and are provided in Section 4.5.5
Mitigation Implementation and Monitoring of this EIR. Thus, the Project is in compliance with Land Use
Element of the General Plan Policy 3.11C.
The Project Site does not constitute unique vegetation or wildlife habitats; or significant scenic,
ecological or recreational value; or contain endangered or threatened species that are addressed in the
Land Use Element of the General Plan Policies 3.11B, 3.11D and 3.11E. Thus, the Project will not conflict
with these policies.
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The Project would comply with all applicable City regulations and requirements related to Landscaping
including Section 3019 of the Zoning Ordinance, Landscape Development Manual and City of Oceanside
Municipal Code.
The Project has been designed to include the requisite 100-foot wetland buffer, which includes the
required 50-foot biological buffer on the jurisdictional resourcesfrom the edge of the riparian vegetation
as well as the requisite 50-foot planning buffer. The planning buffer serves as an area of transition
between the biological buffer and specified land uses on adjoining uplands. Foot paths, bikeways, and
passing passive recreational uses may be incorporated conditionally allowed withininto the planning
buffer, but buildings, roads and other intensive uses are prohibited. The following uses are prohibited in
the 50-foot biological buffer: new development, foot paths, bikeways, passive recreational uses not
already planned, and fuel modification activities for new development. In addition, tThe areas south of
the sewer access pathway to the Project Site boundary, which includes riparian area and associated
natural habitats within the 100-foot buffer and additional land between the sewer access pathway and
the buffer, will be designated as biological open space through the provision of a Conservation
Easement and incorporated into the City’s Hardline Preserve per Section 5 of the Oceanside Subarea
Plan.
The Project will not conflict with any local policies or ordinances protecting biological resources, and
impacts will be less than significant.
f.

Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan?

The Project Site is located in the North County MHCP, which was adopted by SANDAG on March 28,
2003. The North County MHCP covers the City in addition to the cities of Carlsbad, Encinitas, Escondido,
San Marcos, Solana Beach, and Vista. Each of these cities must adopt its own Subarea Plan that
identifies city-specific regulations and policies pertaining to the sensitive resources found within the
jurisdiction. The MHCP allows local jurisdictions to maintain land use control and development flexibility
by planning a regional preserve system that can meet future public and private project mitigation needs.
The Project is located within the draft Oceanside Subarea Plan which is the Habitat Conservation Plan
(HCP) document utilized by the City to guide protection of biological resources. The Subarea Plan has yet
to be adopted by City Council, and implementing agreements with CDFW and USFWS have yet to be
signed. Therefore, incidental take permits currently cannot be issued by the City under the plan.
However, the document provides guidance for project applicants to determine potential impacts to
biological resources and to develop appropriate mitigation, avoidance, and minimization measures.
Although the Project was designed to comply with the measures outlined in the MHCP and the Subarea
Plan, the Project has the potential to result in significant impacts to sensitive plant species and
vegetation communities (Impact BIO-1a and Impact BIO-1b), sensitive plant species including
jurisdictional resources (Impact BIO-1c), Brodiaea species (Impact BIO-2a and Impact BIO-2b), fairy
shrimp (Impact BIO-3), coastal California gnatcatcher (Impact BIO-4), least Bell’s vireo (Impact BIO-5),
sensitive bird species and other MBTA-covered species (Impact BIO-6). The Project would result in
unavoidable direct impacts to disturbed Diegan coastal sage scrub (Impact BIO-7). and therefore, a
significant impact will occur. Section 4.5.5 provides the mitigation measures required to reduce these
potential impacts to levels below significance.
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The Project has been designed to avoid impacts to sensitive biological resources to the extent feasible.
For unavoidable impacts, the Project includes mitigation measures consistent with the Subarea Plan to
reduce the potentially significant impacts to sensitive biological resources to below a level of
significance. For example, the Project has been designed to include the requisite 100-foot wetland
buffer, which includes the required 50-foot biological buffer on the jurisdictional resourcesriparian
vegetation as well as the requisite 50-foot planning buffer. In addition, the The area south of the sewer
access pathway to the Project Site boundary, which includes riparian area and associated natural
habitats within the 100-foot buffer and additional land between the sewer access pathway and the
buffer, will be designated as biological open space through the provision of a Conservation Easement
and will be incorporated into the City’s Hardline Preserve per Section 5 of the Oceanside Subarea Plan.
The Project would include mitigation measures consistent with the Subarea Plan to address potential
direct, significant and unavoidable impacts to sensitive biological resources.
The Project would not conflict with the provisions of an adopted HCP, Natural Community Conservation
Plan, or other approved local, regional, or state HCP.

4.5.5

Mitigation Implementation and Monitoring

Sensitive Plant Species and Vegetation Communities and Jurisdictional Resources (Impact BIO-1a and ,
Impact BIO-1b, and Impact BIO-1c)
MM-BIO-1

Pre-Construction Mitigation Measures
Pre-Construction Meeting: Prior to construction, a qualified biological monitor will
attend the preconstruction meeting, discuss the Project’s biological monitoring program
with construction contractors, and arrange to perform any follow up mitigation
measures (e.g., monitoring construction fencing installation, nest clearance surveys,
biological monitoring) and reporting for the proposed Project.
Resource Delineation and Protection Measures: Prior to construction activities, a
qualified biological monitor will supervise the placement of orange construction fencing
or equivalent along the limits of disturbance adjacent to sensitive biological habitats
resources and verify compliance with any other Project mitigation measures. This preconstruction phase will include flagging sensitive plant speciesresources and delineating
buffers to protect sensitive biological resources (e.g., habitats, flora and fauna species,
nesting birds) during construction activities. In addition, appropriate BMPs will be
installed as applicable to provide fugitive dust control, minimize lighting and noise in
adjacent habitats, and avoid the introduction of exotic and invasive plant and animal
species into the area. Responsible construction practices as well as storm water and
runoff management will also be included as part of the BMPs.
Contractor Environmental Awareness Training: Prior to commencement of
construction activities, a qualified biological monitor will meet with all construction
contractors to conduct an on-site contractor environmental awareness training to
discuss the need to avoid impacts outside of the approved construction area and to
protect sensitive flora and fauna (e.g., explain construction limits flagging, discuss
sensitive resource flagging, review wetland buffers, clarify acceptable access
routes/methods and staging areas).
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MM-BIO-1b

Construction Measures

Biological Monitoring: During construction, all construction activities, including access
and staging, will be restricted to areas previously identified and depicted on the
approved Project plans. A qualified biological monitor will monitor construction
activities as needed to verify that construction activities do not encroach into
biologically sensitive areas and that, if applicable, the mitigation measures developed to
accommodate any sensitive species located during the pre-construction surveys are
being implemented. The qualified biological monitor will complete a Daily Biological
Monitoring Form to document all construction and monitoring activities.
Subsequent Resource Identification: During construction, the qualified biological
monitor will note/act to prevent any new disturbances to habitat, flora, and/or fauna
on-site (e.g., flag newly identified sensitive resources for avoidance during access). If
active nests or other previously unknown sensitive resources are detected, all Project
activities that directly may impact the resource will be delayed until species-specific
local, state, or federal regulations have been determined and applied by the qualified
biological monitor.
MM-BIO-1c

Post-Construction Measures

Upon completion of Project construction, a post-construction report that summarizes
the construction activities, actual Project impacts, and Project design/mitigation
measures implemented before and during construction will be prepared for the Project.
If Project impacts exceed the approved totals, additional impacts will be mitigated in
accordance with the Subarea Plan and other applicable local, state, and federal laws.
The qualified biological monitor will submit the post-construction report to the City of
Oceanside within 30 days of construction completion.
Sensitive Plant Species Including Brodiaea Species (Impact BIO-2a and Impact BIO-2b)
MM-BIO-2

Prior to construction of the Project, focused sensitive plant species surveys of thewithin
the Project Site survey area shall include general rare plant surveys in addition to
focused Brodiaea species surveys by a qualified biologist. Two (2) rareRare plant surveys
shall be conducted twice, including one (1) in early Springspring 2021 and one (1) in late
Springspring/early summer Summer 2021 prior to Project construction in order to
document any sensitive plant species that occur within the Project survey area. Six (6)
focused Brodiaea species surveys shall be conducted in Spring spring 2021 prior to
construction with the timing based on the emergence of the species documented during
reference site checks.
If no sensitive plant species are documented within the Project survey area during
focused surveys, no additional avoidance, minimization, measures or mitigation
measures would be required.
If sensitive plant species are documented within the Project survey area, impacts to
these species shall be avoided to the extent feasible. Unavoidable impacts shall be
minimized and/or mitigated through compensatory measures (e.g., restoration,
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transplantation, habitat preservation) that will be determined based on the species
present, population estimate and significance of the impacts. All significant unavoidable
impacts shall require additional mitigation measures to reduce impacts to below a level
of significance.
If the results of the 2021 sensitive plant surveys indicated that potentially significant
impacts could occur, an addendum to the Biological Technical Report shall be prepared
documenting the results of the 2021 sensitive plant surveys, potential impacts, and
identifying additional avoidance and minimization measures or mitigation measures
required to further reduce significant impacts to below a level of significance.
Fairy Shrimp (Impact BIO-3)
MM-BIO-3

Prior to construction of the Project, ifIf construction has not been initiated prior to the
first rain event of the 2022/2023 rainy season, additional pre-construction surveys shall
be conducted prior to construction initiation in order to update the status of the fairy
shrimp species within the Project survey area. Pre-construction fairy shrimp surveys
shall be conducted by a qualified biologist in accordance with current USFWS survey
guidelines.
Fairy shrimp species are not expected to occur within the Project survey area; however,
ifIf sensitive fairy shrimp species are documented within the Project survey area during
subsequent focused surveys, impacts to listed fairy shrimp shall be avoided to the
extent feasible. Unavoidable impacts to these species would be considered significant
and would require consultation with the USFWS under Section 10(a)(1)(B) of the ESA to
develop project-specific minimization and mitigation measures to reduce these impacts
to below a level of significance.

Coastal California Gnatcatcher (Impact BIO-4)
MM-BIO-4

Prior to construction of the Project, if construction has not been initiated prior to the
2021 breeding season (February 1), additional Prepre-construction surveys shall be
conducted in Spring/Summer 2021 prior to the anticipated November 2021 construction
initiation start date to determine ifupdate the status of coastal California gnatcatcher is
present in the Project survey area. Focused coastal California gnatcatcher surveys shall
be conducted by a qualified biologist in accordance with current USFWS survey
guidelines.
If coastal California gnatcatcher is not detected during the 2021 pre-construction
surveys, no indirect impacts to coastal California gnatcatcher will occur as a result of the
Project, and no additional avoidance, minimization, or mitigation measures shall be
required.
If coastal California gnatcatcher is detected nesting within the Project survey area during
the 2021 pre-construction surveys and if it is determined that potential significant
impacts could occur from Project implementation, then additional avoidance,
minimization, and/or mitigation measures would be required. Additional mitigation
measures to reduce impacts to this species to a level below significance would be
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determined through coordination/consultation with USFWS and/or CDFW and may
include the following:


Between March 1 and September 15, no construction activities shall occur
within any portion of the Project Site where such activities would result in noise
levels exceeding 60 dB(A) hourly average (or the ambient noise level, if it
already exceeds this threshold) at the edge of occupied habitat. An analysis
showing that noise generated by construction activities would not exceed 60
db(A) hourly average (or the ambient noise level, if it already exceeds this
threshold) at the edge of occupied habitat must be completed by a qualified
acoustician (possessing current noise engineer license or registration with
monitoring experience with listed animal species) and approved by the City of
Oceanside and appropriate wildlife agencies at least two weeks prior to the
commencement of construction activities.



If construction noise is anticipated to exceed 60dB(A) hourly average or the
ambient noise level, if it already exceeds this threshold as determined by a
qualified acoustician, then at least two weeks prior to commencement of
construction activities, under the direction of a qualified acoustician, noise
attenuation measures (e.g., berms, walls) shall be implemented to ensure that
noise levels do not exceed 60 dB(A) hourly average (or the ambient noise level,
if it already exceeds this threshold) at the edge occupied habitat. Noise
monitoring shall be conducted at the edge of occupied habitat to ensure that
noise levels do not exceed 60 dB(A) (or the ambient noise level, if it already
exceeds this threshold). If the noise attenuation techniques implemented are
determined to be inadequate by the qualified acoustician or monitoring
biologist, then the associated construction activities shall cease until such time
that enhanced attenuation techniques (e.g., higher walls, more walls, relocated
walls, limitations on the placement of construction equipment, simultaneous
use of loud equipment) are implemented that can achieve the requisite noise
threshold (or the no take, capture, or kill standard).



All coastal California gnatcatcher mitigation requirements determined by the
monitoring biologist to meet the above stated performance standards shall be
incorporated into the final biological construction monitoring report.

Impacts to coastal California gnatcatcher shall be avoided to the extent feasible.
Unavoidable impacts to this species would be considered significant and would require
consultation with the USFWS under Section 10(a)(1)(B) of the ESA to develop projectspecific minimization and mitigation measures (e.g., construction outside of breeding
season, habitat protection, noise attenuation) in order to reduce impacts to a level
below significance.
Least Bell’s Vireo (Impact BIO-5)
MM-BIO-5

Prior to construction of the Project, if construction has not been initiation prior to the
2021 breeding season (February 1), additional Prepre-construction surveys shall be
conducted in Spring/Summer 2021 prior to the anticipated November 2021 construction
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start dateinitiation to determine if update the status of least Bell’s vireo is present in the
Project survey area. Pre-construction Ffocused least Bell’s vireo surveys shall be
conducted by a qualified biologist in accordance with current USFWS survey guidelines.
If least Bell’s vireo is not detected during the 2021 pre-construction surveys, or if it is
detected in the same location as during the 2020 surveys, or if it is detected further
downstream from the 2020 detection location, no indirect impacts to least Bell’s vireo
will occur as a result of the Project and no additional avoidance, minimization, or
mitigation measures shall be required.
If least Bell’s vireo is detected nesting closer to the Project Site during the 2021 preconstruction surveys and if it is determined that potential significant impacts could
occur from Project implementation, then additional avoidance, minimization, and/or
mitigation measures would be required. to least Bell’s vireo shall be avoided to the
extent feasible. Unavoidable impacts to this species would be considered significant and
would require consultation with the USFWS under Section 10(a)(1)(B) of the ESA to
develop project-specific minimization and mitigation measures (e.g., construction
outside of breeding season, habitat protection, noise attenuation) to reduce these
impacts to below a level of significance.
Additional mitigation measures to reduce impacts to this species to a level below
significance would be determined through coordination/consultation with USFWS
and/or CDFW and may include the following:


Between March 15 and September 15, no construction activities shall occur
within any portion of the Project Site where such activities would result in noise
levels exceeding 60 dB(A) hourly average (or the ambient noise level, if it
already exceeds this threshold) at the edge of occupied habitat. An analysis
showing that noise generated by construction activities would not exceed 60
db(A) hourly average (or the ambient noise level, if it already exceeds this
threshold) at the edge of occupied habitat must be completed by a qualified
acoustician (possessing current noise engineer license or registration with
monitoring experience with listed animal species) and approved by the City and
appropriate wildlife agencies at least two weeks prior to the commencement of
construction activities.



If construction noise is anticipated to exceed 60dB(A) hourly average or the
ambient noise level, if it already exceeds this threshold as determined by a
qualified acoustician, then at least two weeks prior to commencement of
construction activities, under the direction of a qualified acoustician, noise
attenuation measures (e.g., berms, walls) shall be implemented to ensure that
noise levels do not exceed 60 dB(A) hourly average (or the ambient noise level,
if it already exceeds this threshold) at the edge occupied habitat. Noise
monitoring shall be conducted at the edge of occupied habitat to ensure that
noise levels do not exceed 60 dB(A) (or the ambient noise level, if it already
exceeds this threshold). If the noise attenuation techniques implemented are
determined to be inadequate by the qualified acoustician or monitoring
biologist, then the associated construction activities shall cease until such time
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that enhanced attenuation techniques (e.g., higher walls, more walls, relocated
walls, limitations on the placement of construction equipment, simultaneous
use of loud equipment) are implemented that can achieve the requisite noise
threshold (or the no take, capture, or kill standard).


All least Bell’s vireo mitigation requirements determined by the monitoring
biologist to meet the above stated performance standards shall be incorporated
into the final biological construction monitoring report.

Sensitive Bird Species and other MBTA-Covered Bird Species (Impact BIO-6)
MM-BIO-6

During construction, all vegetation clearing shallwill occur outside of the breeding
season (February 1 to September 15) to avoid impacts to sensitive avian species (e.g.,
any species identified as a listed, candidate, sensitive, or special status species; any
species covered by the MBTA). If vegetation clearing must occur during the breeding
season, a qualified biological monitor will conduct a pre-construction survey to
determine the presence or absence of nesting birds on the proposed area of
disturbance. The pre-construction survey will be conducted no more than four (4)
calendar days prior to the start of construction activities (including removal of
vegetation). The results of the pre-construction nesting bird survey will be submitted to
the City of Oceanside for review and approval prior to initiating any construction
activities. If nesting birds are detected, a letter report or mitigation plan will be
prepared and will include proposed measures to be implemented to ensure that take of
birds or eggs or disturbance of breeding activities is avoided. The report or mitigation
plan will be submitted to the City of Oceanside and applicable wildlife agencies (i.e.,
CDFW and USFWS), if needed for review and approval and will be implemented to the
satisfaction of the City of Oceansideand applicable resource agencies. The qualified
biological monitor will verify and approve that all measures identified in the report or
mitigation plan are in place prior to and/or during construction.

Disturbed Diegan Coastal Sage Scrub (Impact BIO-7)
MM-BIO-7

Prior to issuance of a building permit, the Project shall mitigate impacts to disturbed
Diegan coastal sage scrub through agency-approved mitigation within the WCPZ, or
within a PAMA, or other agency-approved mitigation bank with coastal California
gnatcatcher-occupied Diegan coastal sage scrub at a minimum 3:1 ratio. As such, the
Project shall preserve 1.224 acres of coastal California gnatcatcher-occupied Diegan
coastal sage scrub at an n agency-approvedexisting mitigation bank or within a PAMA
which shall be determined and approved by the City of Oceanside Planning Department.
Preference is for the mitigation to occur within the City; however, if mitigation bank
options within the City are not available at the time of mitigation credit purchase, the
preservation of 1.224 acres of coastal California gnatcatcher-occupied Diegan coastal
sage scrub shall occur at an existing, agency-approved mitigation bank outside of the
City and shall be determined and approved through consultation with USFWS, CDFW,
and the City.

4.5.6

Level of Significance After Mitigation

CarMax Auto Superstore

March 2021
Page 4.5-33

4.5 Biological Resources
The analysis provided in Section 4.5.4 identified the potential for significant impacts related to sensitive
plant species and vegetation communities, sensitive plant species including jurisdictional resources,
Brodiaea species, fairy shrimp, coastal California gnatcatcher, least Bell’s vireo, sensitive bird species
and other MBTA-covered species and disturbed Diegan coastal sage scrub. Implementation of mitigation
measure MM-BIO-1 a through MM-BIO-1c requires specific pre-construction, construction and postconstruction requirements for the provision of pre-construction meeting, resource delineation and
protection measures, awareness training, biological monitoring, resource identification and postconstruction reporting. Compliance with these mitigation measures would provide onsite construction
personnel with further information and protocol in the event that sensitive biological resources are
identified. Flagging of resources will provide a physical and visual barrier to these sensitive resources,
and the presence of a biological monitor will further protect sensitive biological resources. Compliance
with mitigation measure MM-BIO-1a through MM-BIO-1c will reduce potential inadvertent impacts to
sensitive plant species and vegetation communities and jurisdictional resourcesbiological resources to
level below significance.
Implementation of mitigation measure MM-BIO-2 would ensure focused sensitive plant species surveys,
including Brodiaea species surveys are conducted prior to construction, once the 2020 focused surveys
are no longer valid. Additional focused surveys will ensure that no new species are located onsitein the
Project survey area, reducing potential impacts to a less than significant level. If sensitive plant species
including Brodiaea species are documented within the Project survey area during pre-construction
surveys, impacts would be avoided to the extent feasible and unavoidable impacts shall be minimized
and/or mitigated through compensatory measures (e.g., restoration, transplantation, habitat
preservation) that will be determined based on the species present and significance of the findings. If
the results of the 2021 sensitive plant surveys indicate potentially significant impacts could occur, an
addendum to the Biological Technical Report will be prepared identifying additional avoidance and
minimization measures required to reduce significant impacts to below a level of significance. If no
sensitive plant species are documented in the Project survey area, no additional avoidance,
minimization, mitigation measures would be required.
Implementation of mitigation measure MM-BIO-3 will require focused fairy shrimp surveys prior to
construction of the Project upon expiration of the 2019/2020 surveys. Pre-construction surveys will
ensure that no fairy shrimp species are present onsite in the Project survey area before commencement
of construction activities. If fairy shrimp are found within the Project survey area during subsequent preconstruction surveys, impacts will be avoided to the extent feasible and unavoidable impacts would
require consultation with USFWS to development project-specific minimization and mitigation measures
to reduce impacts to below a level of significance. With implementation of MM-BIO-32, impacts related
to fairy shrimp will be reduced to levels below significance.
Implementation of mitigation measure MM-BIO-4 will require coastal California gnatcatcher surveys
prior to construction, upon expiration of the 2020 focused surveys. Additional pre-construction surveys
will ensure thatupdate the status of coastal California gnatcatcher species are not present or have the
likelihood to be present onsite in the Project survey area. during construction activities. If coastal
California gnatcatcher species are detected in the Project survey area during pre-construction surveys
and if it is determined that potential significant impacts could occur from Project implementation, then
additional avoidance, minimization, and/or mitigation measures would be required to reduce impacts to
this species to a level below significance. With implementation of MM-BIO-43, impacts related to coastal
California gnatcatcher would be reduced to less than significant levels.
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Implementation of mitigation measure MM-BIO-5 will require least Bell’s vireo surveys prior to
construction of the Project, upon expiration of the 2020 focused surveys. Pre-construction least Bell’s
vireo surveys will ensure species are not presentupdate the status of least Bell’s vireo onsite in the
Project survey areaor have the likelihood to be present onsite during construction activities. If least
Bell’s vireo species are detected nesting closer to the Project Site during the 2021 pre-construction
surveys and if it is determined that potential significant impacts could occur from Project
implementation, then additional avoidance, minimization, and/or mitigation measures would be
required. Additional mitigation measures to reduce impacts to this species to a level below significance
would be determined through coordination/consultation with USFWS and/or CDFW. Additional
measures to reduce impacts to below a level of significance are provided in mitigation measure MMBIO-5. With implementation of MM-BIO-54, impacts related to least Bell’s vireo would be reduced to a
level below significance.
Implementation of mitigation measure MM-BIO-6 will require avoidance of vegetation clearing during
the avian breeding season, in order to reduce impacts to sensitive avian species and MBTA-covered
species such as Cooper’s hawk and yellow warbler. Avoidance of clearing during the breeding season
and pre-construction surveys if vegetation clearing were to occur during the breeding season, and
associated protocol will reduce any impacts to sensitive avian and MBTA-covered species to a level
below significance.
Implementation of mitigation measure MM-BIO-7 will require preservation of minimum 1.224 acres of
coastal California gnatcatcher-occupied Diegan coastal sage scrub at an agency-approved existing
mitigation bank within the Wildlife Corridor Planning Zone (WCPZ), or Pre-Approved Mitigation Area
(PAMA) at a minimum 3:1 ratio. If mitigation bank options within the City are not available, the
preservation of 1.224 acres of coastal California gnatcatcher-occupied Diegan coastal sage scrub shall
occur at an existing, agency-approved mitigation bank outside of the City and shall be determined and
approved through consultation with USFWS, CDFW and the City. Off-site mitigation will offset impacts
associated with the unavoidable direct impacts to Diegan coastal sage scrub in accordance with the
Subarea Plan. With implementation of mitigation measure MM-BIO-7, impacts to Diegan coastal sage
scrub will be reduced to a level below significance.
Therefore, impacts to all biological resources impacts will be reduced to below a level of significance.
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Chapter 4.6

CULTURAL RESOURCES

The following document was used in the preparation of this section and is included in its entirety in
Appendix G:
ASM Affiliates. August 9, 2019. Archaeological Survey Report for the CarMax Project, Oceanside,
California.

4.6.1

Environmental Setting

Regional Prehistoric and Historic Context
Prehistory
Archaeological study along the coast of southern California has documented a diverse range of human
occupation extending from the early Holocene into the Ethnohistoric period. The prehistory of San Diego
County is generally divided into three (3) major periods: Paleo-Indian, Archaic, and Late Prehistoric.
These time periods are characterized by patterns in material culture that represent distinct regional
trends in the economic/social organization of prehistoric groups.
Paleo-Indian Period
The most widely accepted model of antiquity of human occupation in the New World posits that
humans first entered the western hemisphere between 12,000 and 15,000 years before present (B.P.)
While there is no firm evidence of human occupation in coastal southern California prior to 12,000 B.P.,
dates as early as 23,000 B.P and even 48,000 B.P. have been reported. As in most of North America, the
earliest recognized period of California prehistory is termed Paleo-Indian. In southern California, this
period is usually considered to date from at least 10,000 B.P. until 8500 to 7200 B.P., and is represented
by what is known as the San Dieguito complex. Within the local classificatory system, San Dieguito
assemblages are composed almost entirely of flaked stone tools, including scrapers, choppers, and large
projectile points.
Archaic Period
The Archaic period (also referred to as the Early Milling period) extends back at least 7,200 years,
possibly as early as 9000 B.P. Archaic subsistence is generally considered to have differed from PaleoIndian subsistence in two major ways. First, gathering activities were emphasized over hunting, with
shellfish and seed collecting having a high importance. Second, milling technology, frequently employing
portable ground stone slabs, was developed. Early archaic occupations in the County are most apparent
along the coast and the major drainage systems that extend inland from the coastal plains. Coastal
Archaic sites are characterized by cobble tools, basin metates, manos, discoidals, a small number of
“Pinto” and “Elko” series dart points, and flexed burials. Together, these elements typify what is termed
the La Jolla complex in the County, which appears as the early coastal manifestation of a more
diversified way of life.
Late Prehistoric Period
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Assemblages derived from the Late Prehistoric sites in the County differ in many ways from those in the
Archaic tradition. The occurrence of small, pressure-flaked projectile points, the replacement of flexed
inhumations with cremations, the introduction of ceramics and an emphasis on inland plant food
collection, processing, and storage are cultural patterns that were well established by the second
millennium Anno Domini (A.D.) Inland villages appeared along major watercourses in the foothills and in
montane valleys where seasonal exploitation of acorns and piñon nuts was common, resulting in milling
stations on bedrock outcrops. Mortars for acorn processing increased in frequency relative to seedgrinding basins.
Ethnohistoric Period
The Ethnohistoric period is that following the Late Prehistoric and is characterized by Luiseño occupation
of the region surrounding the Project. In Ethnohistoric times, two main cultural groups occupied the
County: the Uto-Aztecan speaking Luiseño in the north and the Kumeyaay, Ipai/Tipai or Diegueño in the
south. Luiseño territory encompassed an area from roughly Batiquitos Lagoon on the coast, east to Lake
Henshaw, north into Riverside County and west through San Juan Capistrano to the coast. The region
inhabited by various groups of the Kumeyaay was much larger and extended from Batiquitos Lagoon
eastward into the Imperial Valley and southward through much of northern Baja California. This period
is characterized in greater detail in Chapter 4.19 Tribal Cultural Resources. Economic activities took place
in the community and extended household levels, and varied significantly between coastal and inland
areas. Community-wide efforts included fire management for game drives and systematic use of fire to
facilitate grasslands and increase yields of key plants and animals. Acorns gathered in upland areas were
considered the most important food source. Houses were dispersed throughout villages. Lowland village
houses were conical structures covered with tule bundles, and other structures included sweathouses,
ceremonial enclosures, ramadas, and acorn granaries. Domestic implements included wooden utensils,
baskets, ceramic cooking and storage vessels, and milling tools.
Historic Period
The Historic Period began in the 1700’s, when the Spanish began missionizing the indigenous peoples of
California and includes the Spanish Colonial (1769-1821) and Mexican Republic (1821-1846) periods. The
Mission San Luis Rey de Francia was constructed in the Oceanside area in 1798, and become known as
the “King of Missions” due to its large scale and success. The effects of missionization and the
introduction of Old World diseases greatly reduced the Native American population of Southern
California.
Mexico won independence from Spain in 1821, and this began the Mexican Republic period of the area,
a period in which the missions were secularized. The subsequent American period began in 1846 and
witnessed the rapid dominance over Californio culture by Anglo-Victorian culture and the rise of urban
centers and rural communities.
The region transformed from a feudal-like society to a capitalistic economy in which American
entrepreneurs gained control of most large ranchos and transformed San Diego into a merchantdominated market town. Between 1870 and 1930, urban development established many of the County’s
larger cities, including the City. The Army and Navy took an increased interest in the San Diego harbor
between 1900 and 1940. The 1920s brought a land boom that stimulated development throughout the
City and the County. Development stalled during the depression years of the 1930s, but World War II
ushered in a period of growth based on expanding defense industries.
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City of Oceanside Historic Context
In the late 1860s and 1870s, settlers began to arrive in the San Luis Rey Valley and a small townsite
began to grow adjacent to the San Luis Rey Mission. The City experienced several booms and busts
during its development linked to the proximity of railroad routes, land speculation, and the efforts of
local businessmen. The Oceanside Pier and Palomar Theater were constructed in the 1920s and brought
about a renaissance for Oceanside, drawing in residents. Following economic decline during the Great
Depression, Camp Pendleton, the largest Marine Corps Base in the nation, was established just north of
the City. This was the catalyst that transformed a small town into a modern city. Tourism also played an
important role in the City’s economy following the war years. In the 1980s, the City’s downtown
experienced a decline due to much of the development taking place in the suburban areas of the City.
The City began a redevelopment program which has successfully revitalized the area. A new transit
center was constructed in 1983, the pier, beachfront and parks were refurbished, and a new Civic Center
was completed in the late 1980s.
City of Oceanside Historical Resources
The City of Oceanside’s General Plan’s Environmental Resource Management Element identifies several
sites as being of particular historical significance within the City: the Mission San Luis Rey de Francia and
the Rancho Guajome Adobe. Mission San Luis Rey de Francia is located in the north-central part of the
City along Mission Avenue. The Rancho Guajome Adobe is a handsome 19th-century hacienda building
built in 1852-1853, and is a well-preserved example of Spanish-Mexican colonial architecture. It is
located off North Santa Fe Road just outside the eastern limit of the City. These sites are located 5.4
miles and 6.4 miles away from the Project Site, respectively.
Onsite Historical Resources
Based on reviews of available historical records and aerial photographs gathered by ASM Affiliates, Inc.,
the Project Site was left undisturbed with the exception of a road running along the western portion of
the site until 1964, at which time an east-west oriented road running along Buena Vista Creek appeared.
Around 1967, the Project Site was further disturbed by grading in conjunction with the construction of
SR-78 to the north. Since this time, no improvements have been made to the site and it has remained
vacant with the exception of seasonal uses (kid’s playland, pumpkin patches, and Christmas tree
patches). Starting in 1907, USGS Topographic maps show a building that was possibly within the Project
area.
No historic resources were found onsite during a survey of the Project area. A records search of the
South Coastal Information Center (SCIC) revealed that 75 cultural resource studies have previously
addressed the one-mile record search radius surrounding the Project area. The records search identified
that 26 cultural resources were previously recorded within the record search radius. None of these were
recorded within the Project area. Six (6) previously recorded historic addresses were found within the
record search radius.

4.6.2

Regulatory Setting

Federal
National Historic Preservation Act
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The National Historic Preservation Act (NHPA) establishes the federal policy for preservation of historical
resources, including archaeological sites, and sets in place a program for the preservation of historic
properties by requiring federal agencies to consider effects to significant cultural resources prior to
undertakings. Section 106 of the NHPA requires federal agencies to take into account the effects of
projects on historic properties. It also gives the Advisory Council on Historic Preservation and the state
historic preservation offices an opportunity to consult.
Executive Order 11593
Executive Order 11593 provides the following: (1) orders the protection and enhancement of the
cultural environment through requiring federal agencies to administer the cultural properties under
their control in a spirit of stewardship and trusteeship for future generations; (2) initiates measures
necessary to direct their policies, plans, and programs in such a way that federally owned sites,
structures, and objects of historical, architectural, or archaeological significance are preserved, restored,
and maintained for the inspiration and benefit of the people; and (3) in consultation with the Advisory
Council on Historic Preservation, institutes procedures to assure that federal plans and programs
contribute to the preservation and enhancement of non-federally owned sites, structures, and objects
of historical, architectural, or archaeological significance.
National Register of Historic Places
The National Register of Historic Places (NRHP) is the nation’s official list of historic places. The register
is overseen by the National Park Service and requires that a property or resource eligible for listing in
the register meet one or more of the following four criteria at the national, state or local level to ensure
integrity and obtain official designation:





The property must be associated with events that have made a significant contribution to the
broad patterns of our history.
The property must be associated with the lives of persons significant in our past.
The property must embody the distinctive characteristics of a type, period, or method of
construction, represent the work of a master, possess high artistic values, or represent a
significant and distinguishable entity whose components may lack individual distinction.
The property must show, or may be likely to yield, information important to history or
prehistory.

Properties are nominated to the register by the state historic preservation officer of the state in which
the property is located, by the federal preservation officer for properties under federal ownership or
control, or by the tribal preservation officer if on tribal lands. Listing in the NRHP provides formal
recognition of a property’s historic, architectural, or archaeological significance based on the national
standards used by every state. Once a property is listed in the NRHP, it becomes searchable in the NRHP
database of research information.
State
California Code of Regulations Section 15064.5
CCR Section 15064.5 defines the term “historical resource” as including the following:
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1. A resource listed in, or determined to be eligible by the State Historical Resources Commission,
for listing in the California Register of Historical Resources (CRHR).
2. A resource included in a local register of historical resources, as defined in section 5020.1(k) of
the Public Resources Code or identified as significant on a historical resource survey meeting the
requirements section 5024.1(g) of the Public Resources Code, shall be presumed to be
historically or culturally significant. Public agencies must treat any such resource as significant
unless the preponderance of evidence demonstrates that it is not historically or culturally
significant.
3. Any object, building, structure, site, area, place, record, or manuscript which a lead agency
determines to be historically significant or significant in the architectural, engineering, scientific,
economic, agricultural, educational, social, political, military, or cultural annals of California may
be considered to be a historical resource, provided the lead agency’s determination is supported
by substantial evidence in light of the whole record. Generally, a resource shall be considered by
the lead agency to be “historically significant” if the resource meets the criteria for listing on the
CRHR (Public Resources Code Section 5024.1, Title 14, CCR, Section 4852) including the
following:
a. Is associated with events that have made a significant contribution to the broad
patterns of California’s history and cultural heritage;
b. Is associated with the lives of persons important to our past;
c. Embodies the distinctive characteristics of a type, period, region or method of
construction or represents the work of an important creative individual, or possesses
high artistic values; or
d. Has yielded, or may be likely to yield, information important in prehistory or history.
California Public Resources Code Section 5097
California Public Resources Code Section 5097 (Native American Historic Resources Protection Act)
identifies the unauthorized disturbance or removal of archaeological or historical resources located on
public land as a misdemeanor. It prohibits the knowing destruction of objects of antiquity without a
permit on public lands, and it provides for criminal sanctions. This section was further amended in 1987
to require consultation with the Native American Heritage Commission (NAHC) whenever Native
American graves are found. California Public Resources Code Section 5097.5 states that “no person shall
knowingly and willfully excavate upon, or remove, destroy, injure, or deface, any historic or prehistoric
ruins, burial grounds, archaeological or vertebrate paleontological site, including fossilized footprints,
inscriptions made by human agency, rock art, or any other archaeological, paleontological or historic
feature situated on public lands, except with the express permission of the public agency having
jurisdiction over the lands.”
Assembly Bill 52
AB 52, in effect as of July 1, 2015, introduces the tribal cultural resource as a class of cultural resource
and provides additional considerations relating to Native American consultation into CEQA. A tribal
cultural resource is described as any of the following:
1. Sites, features, places, cultural landscapes, sacred places, and objects with cultural value to
a California Native American tribe that are either of the following:
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a. Included or determined to be eligible for inclusion in the CRHR.
b. Included in a local register of historical resources as defined in subdivision (k) of
Section 5020.1.
2. A resource determined by the lead agency, in its discretion and supported by substantial
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Section 5024.1.
In applying the criteria set forth in subdivision (c) of Section 5024.1, the lead agency shall
consider the significance of the resource to a California Native American tribe.
3. A cultural landscape that meets the criteria of subdivision (a) is a tribal cultural resource to
the extent that the landscape is geographically defined in terms of the size and scope of the
landscape.
4. A historical resource described in Section 21084.1, a unique archaeological resource as
defined in subdivision (g) of Section 21083.2, or a “nonunique archaeological resource” as
defined in subdivision (h) of Section 21083.2 may also be a tribal cultural resource if it
conforms with the criteria of subdivision (a).
Tribal Cultural Resources are further analyzed in Chapter 4.19 of this EIR.
California Health and Safety Code
California law protects Native American burials, skeletal remains, and associated grave goods, regardless
of their antiquity, and provides for the sensitive treatment and disposition of those remains. California
Health and Safety Code (CHSC) Section 7050.5 requires that if human remains are discovered in any
place other than a dedicated cemetery, no further disturbance or excavation of the site or nearby area
reasonably suspected to contain human remains can occur until the County coroner has examined the
remains. If the coroner determines or has reason to believe that the remains are those of a Native
American, the coroner must contact the NAHC within 24 hours. The NAHC will notify the most likely
descendent (MLD). With the permission of the landowner, the MLD may inspect the site of discovery.
The inspection must be completed within 48 hours of the MLD being granted access to the site. The
MLD may recommend means of treating or disposing of, with appropriate dignity, the human remains
and items associated with Native Americans.
Local
City of Oceanside Municipal Code
Chapter 14 of the OMC, referred to as the Historic Preservation Ordinance, (Ordinance No. 82-14,
Section 1, 9-8-82) established the criteria for which a property is eligible as an Oceanside Historical Site:
a. It exemplifies or reflects special elements of the City's cultural, social, economic, political,
aesthetic, engineering, or architectural history; or
b. It is identified with persons or events significant in local, state, or national history; or
c. It embodies distinctive characteristics of a style, type, period, or method of construction, or is a
valuable example of the use of indigenous materials or craftsmanship; or
d. It is representative of the notable work of a builder, designer, or architect; or
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e. It is found by the council to have significant characteristics which should come under the
protection of this chapter.
City of Oceanside General Plan
Environmental Resource Management Element
The Environmental Resource Management Element of the General Plan outlines recommended action
programs to implement and achieve long-range planning objectives. The City of Oceanside
Implementation Program actions related to cultural resources include:
Objective: Cultural Sites – Encourage the conservation and protection of significant cultural
resources for future scientific, historic, and educational purposes
In order to achieve this objective, the City will:
1. Encourage the use of “o” zoning and open space easements for the preservation of
cultural sites.
2. Encourage private organizations to acquire, restore, and maintain significant
historical sites.
3. Encourage investigation by the appropriate groups (i.e. museums, university
students, etc.) to explore and record the significant archaeological sites in the area
and to forward this information to appropriate County agencies for inclusion in the
San Diego County Natural Resources Inventory (Section 2, Special Factors).
Land Use Element
The Land Use Element of the General Plan provides guidance for protection of cultural resources. The
following policies of the Land Use Element are relevant to the Project:
3.2 Cultural Resources
Policies:
A. The City shall encourage open space land use designations and open space zoning or open
space easements for the preservation of cultural resources.
B. The City shall encourage the acquisition, restoration, and/or maintenance of significant
cultural resources by private organizations.
C. Cultural resources that must remain in-site to preserve their significance shall be preserved
intact and interpretive signage and protection shall be provided by project developers.
D. An archaeological survey report shall be prepared by a SOPA (Society of Professional
Archaeologists) certified archaeologist for a project proposed for grading or development if
any of the following conditions are met:
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1. The site is completely or largely in a natural state;
2. There are recorded sites on nearby properties;
3. The project site is near or overlooks a water body (creek, stream, lake, freshwater
lagoon);
4. The project site includes large boulders and/or oak trees; or
5. The project site is located within a half-mile of Mission San Luis Rey.
E. The presence of agriculture on a potential project site shall not preclude the requirement
for an archaeological survey report if any of the above listed conditions are established.

4.6.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Cause a substantial adverse change in the significance of a historical resource pursuant to
§15064.5;
b. Cause a substantial adverse change in the significance of an archaeological resource pursuant to
§15064.5;
c. Disturb any human remains, including those interred outside of formal cemeteries.

4.6.4 Project Impact Analysis
Would the Project:
a. Cause a substantial adverse change in the significance of a historical resource pursuant to
§15064.5?
As stated in the Archaeological Survey Report (Appendix G), the Project Site was surveyed on January
12, 2018 and was resurveyed on July 29, 2019. No historic or prehistoric cultural resources were noted
during the survey or resurvey of the Project area. A records search was performed at the SCIC and found
that 75 cultural resource studies have previously addressed the one-mile record search radius
surrounding the Project area. Of these reports, none were recorded within the Project area. The SCIC
records search also identified 26 cultural resources that were previously recorded within the one-mile
record search radius. Of these resources, none were recorded within the Project area. A search of the
historic addresses on file at the SCIC identified six (6) previously recorded historic addresses within the
one-mile record search radius. A record search of the Sacred Lands File held by the NAHC was
requested. A response was received on January 10, 2018 with negative results.
No historical resources, as defined in Public Resources Code Section 15064.5 have been identified on the
Project Site, nor have any cultural resources been previously recorded within the Project Site area.
Based on these findings, there is a low potential for impacts to historical resources associated with the
implementation of the Project.
The Project would not cause a substantial adverse change in the significance of a historical resource
pursuant to Public Resources Code Section 15064.5, and therefore, impacts are less than significant.
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b. Cause a substantial adverse change in the significance of an archaeological resource pursuant to
§15064.5?
As stated above, no historical resources have been previously recorded within the Project area and no
archaeological resources were identified during the pedestrian archaeological survey and resurvey of
the Project area. The records search of the Sacred Lands File also resulted in negative results. No
significant archaeological resources have been identified within the Project area and there is a low
potential for impacts to archaeological resources.
However, given the site’s close proximity to Buena Vista Creek, there is potential for buried cultural
resources within the alluvial deposits along the creek, and therefore a significant impact will occur
(Impact CUL-1).
c. Disturb any human remains, including those interred outside of formal cemeteries?
No human remains were identified within the Project area during the pedestrian survey and resurvey of
the Project Site. The Project Site has been graded in the past and therefore, the possibility of discovering
human remains during construction is considered low. However, due to the fact that the Project involves
ground disturbance, construction activities have the potential to disturb human remains, including those
located outside of formal cemeteries, and therefore a significant impact will occur (Impact CUL-2).

4.6.5

Mitigation Implementation and Monitoring

Archaeological Resources (Impact CUL-1)
MM-CUL-1a

Prior to issuance of a Grading Permit, the Applicant/Owner shall enter into a preexcavation 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
Applicant/Owner and the “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 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
#D scanning/printing, with scanned/printed materials to be curated at a local repository
meeting the federal standards of 36CFR79.

MM-CUL-1b

Prior to the issuance of a Grading Permit, the Applicant/Owner or Grading Contractor
shall provide a written and signed letter to the City of Oceanside Planning Division
stating that a Qualified Archaeologist and Luiseño Native American Monitor have been
retained at the Applicant/Owner or Grading Contractor’s expense to implement the
monitoring program, as described in the pre-excavation agreement.
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MM-CUL-1c

The Qualified Archaeologist shall maintain ongoing collaborative consultation with the
Luiseño Native American monitor during all ground disturbing activities. The
requirement for the monitoring program shall be noted on all applicable construction
documents, including Demolition Plans, Grading Plans, etc. The Applicant/Owner or
Grading Contractor shall notify the City of Oceanside Planning Division of the start and
end of all ground disturbing activities.

MM-CUL-1d

The Qualified Archaeologist and Luiseño Native American Monitor shall attend all
applicable pre-construction meetings with the General Contractor and/or associated
Subcontractors to present the archaeological monitoring program. The Qualified
Archaeologist and Luiseño Native American Monitor shall be present onsite full-time
during grubbing, grading and/or other ground altering activities, including the
placement of imported fill materials or fill used from other areas of the Project Site, to
identify any evidence of potential archaeological or tribal cultural resources. All fill
materials shall be absent of any and all tribal cultural resources.

MM-CUL-1e

In order for potentially significant archaeological artifact deposits and/or cultural
resources to be readily detected during mitigation monitoring, a written “Controlled
Grade Procedure” shall be prepared by a Qualified Archaeologist, in consultation with
the Luiseño Native American monitor, other TCA Luiseño Tribes that have participated in
the state-prescribed process for this Project, and the Applicant/Owner, subject to the
approval of City representatives. The Controlled Grade Procedure shall establish
requirements for any ground disturbing work with machinery occurring in and around
areas the Qualified Archaeologist and Luiseño Native American monitor determine to be
sensitive through the cultural resource mitigation monitoring process. The Controlled
Grade Procedure shall include, but not be limited to, appropriate operating pace,
increments of removal, weight and other characteristics of the earth disturbing
equipment. A copy of the Controlled Grade Procedure shall be included in the Grading
Plan Submittals for the Grading Permit.

MM-CUL-1f

The Qualified Archaeologist or the Luiseño Native American monitor may halt ground
disturbing activities if unknown tribal cultural resources, archaeological artifact deposits
or cultural features are discovered. Ground disturbing activities shall be directed away
from these deposits to allow a determination of potential importance. Isolates and
clearly non-significant deposits will be minimally documented in the field, and before
grading proceeds these items shall be secured until they can be repatriated. If items
cannot be securely stored on the Project Site, they may be stored in off-site facilities
located in San Diego County. If the Qualified Archaeologist and Luiseño Native American
monitor determine that the unearthed tribal cultural resource, artifact deposits or
cultural features are considered potentially significant TCA Luiseño Tribes that have
participated in the state-prescribed consultation process for this project shall be notified
and consulted regarding the respectful and dignified treatment of those resources. The
avoidance and protection of the significant tribal cultural resource and/or unique
archaeological resource is the preferable mitigation. If, however, it is determined by the
City that avoidance of the resource is infeasible, and it is determined that a data
recovery plan is necessary by the City as the Lead Agency under CEQA, TCA Luiseño
Tribes that have participated in the state-prescribed consultation process for this
Project shall be notified and consulted regarding the drafting and finalization of any
such recovery plan. For significant tribal cultural resources, artifact deposits or cultural
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features that are part of a data recovery plan, an adequate artifact sample to address
research avenues previously identified for sites in the area will be collected using
professional archaeological collection methods. The data recovery plan shall also
incorporate and reflect the tribal values of the TCA Luiseño Tribes that have participated
in the state-prescribed consultation process for this Project. If the Qualified
Archaeologist collects such resources, the Luiseño Native American monitor must be
present during any testing or cataloging of those resources. Moreover, if the Qualified
Archaeologist does not collect the tribal cultural resources that are unearthed during
the ground disturbing activities, the Luiseño Native American monitor, may at their
discretion, collect said resources and provide them to the appropriate TCA Luiseño
Tribe, as determined through the appropriate process, for respectful and dignified
treatment in accordance with the Tribe’s cultural and spiritual traditions. Ground
disturbing activities shall not resume until the Qualified Archaeologist, in consultation
with the Luiseño Native American Monitor, deems the cultural resource or feature has
been appropriately documented and/or protected.
MM-CUL-1g

The landowner shall relinquish ownership of all tribal cultural resources unearthed
during the cultural resource mitigation monitoring conducted during all ground
disturbing activities, and from any previous archaeological studies or excavations on the
Project Site to the appropriate TCA Luiseño Tribe, as determined through the
appropriate process, for respectful and dignified treatment and disposition, including
reburial at a protected location onsite, in accordance with the Tribe’s cultural and
spiritual traditions. All cultural materials that are associated with burial and/or funerary
goods will be repatriated to the Most Likely Descendant (MLD) as determined by the
Native American Heritage Commission per California Public Resources Code Section
5097.98. No tribal cultural resources shall be subject to curation.

MM-CUL-1h

Prior to the release of the grading bond, a monitoring report and/or evaluation report, if
appropriate, which describes the results, analysis and conclusions of the archaeological
monitoring program (e.g., data recovery plan) shall be submitted by the Qualified
Archaeologist, along with the Luiseño Native American monitor’s notes and comments,
to the City of Oceanside Planning Division for approval.

Human Remains (Impact CUL-2)
MM-CUL-2

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 Project 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 onsite in the presence of a Luiseño Native American monitor. By law,
the Medical Examiner will determine within two (2) working days of being notified if the
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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 MLD.

4.6.6

Level of Significance After Mitigation

The analysis in Section 4.6.4 identified the potential for significant impacts related to archaeological
resources and human remains. Implementation of mitigation measure MM-CUL-1a through MM-CUL-1h
requires construction monitoring by a Qualified Archaeologist and Native American monitor and specific
protocols for pre-construction, construction and post-construction activities, requirements for discovery
of cultural resources and reporting of monitoring activities and evaluation of results. With
implementation of mitigation measure MM-CUL-1a through MM-CUL-1h, Impact CUL-1 related to
archaeological resources would be reduced to below a level of significance by requiring specific
monitoring program protocols during construction which would allow for proper care of resources in the
event of a discovery.
Mitigation measure MM-CUL-2 would reduce potential impacts related to the discovery of human
remains by implementing specific protocol and methods for evaluation in the event that remains are
discovered during construction, reducing potential for further disturbance. Therefore, impacts to
cultural resources are reduced to less than significant.
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Chapter 4.7

ENERGY

The following document was used in the preparation of this section and is included in its entirety in
Appendix I:
Ldn Consulting, Inc. October 1, 2020. CarMax Auto Store Development Greenhouse Gas Screening Letter
– City of Oceanside.

4.7.1

Environmental Setting

The section of the EIR addresses the energy implications of the Project and represents a summary of the
Project’s anticipated energy needs, impacts and conservation measures.
Local Service and Energy Use
Electricity
San Diego Gas & Electric (SDG&E) is the utility company which provides electric services in Southern
Orange County and the County, including the City and the Project Site. Within its 4,100 square-mile
service area are 3.6 million customers, 1.4 million electric meters, and 873,000 natural gas meters.
According to the California Energy Commission (CEC), SDG&E consumed approximately 18,767 gigawatt
hours of electricity in total in 2018 (CEC, 2018a). SDG&E produces electric power from a variety of
sources, with 44% coming from renewable energy sources such as geothermal, solar, wind, and
biomass/waste as of August 2019 (CPUC, 2019). As of 2018, approximately 19,749 gigawatt hours of
electricity were consumed in the County, with 12,807 gigawatt hours consumed in the non-residential
sector and 6,942 gigawatt hours consumed in the residential sector (CEC, 2018c).
Natural Gas
Most of the natural gas used in California comes from out-of-state basins located in the Southwest,
Canada, and the Rocky Mountains. Less than one-tenth of state demand is produced in-state (EIA, 2018).
Most of the gas transported from out-of-state, as well as some of what is produced in-state is delivered
to regional transmission systems for Pacific Gas and Electric (PG&E) and SoCalGas natural gas
transmission pipeline systems. SDG&E is a customer of SoCalGas and receives all of its natural gas from
the SoCalGas system. The California Public Utilities Commission (CPUC) regulates natural gas utility
service for customers that receive natural gas from various utilities throughout the state including
SDG&E (CPUC, 2019). In 2019 (assumes January 2019 to December 2019), approximately 534 million
British thermal units (Btu) of natural gas were consumed in the County, with the residential sector
accounting for approximately 304 million Btu of consumption and non-residential accounting for
approximately 230 million Btu of consumption (CEC, 2019d).
Petroleum
California has the fourth-largest share of the nation’s crude oil reserves, and as such, is the nation’s
fourth-largest producer – accounting for about five percent of total U.S. production in 2017. Overall,
crude oil production has declined in California over the past three (3) decades and more than half of
crude oil refined in California is imported from foreign suppliers. California is the second largest
consumer of petroleum products in the nation and the largest consumer of motor gasoline. The vast
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majority of petroleum consumed in the stated is used in the transportation sector (EIA, 2018). As of
2015, there were 27.8 million light-duty vehicles in California. The annual gasoline consumption in 2017
was estimated to be 15.8 billion gallons (CEC, 2017). Gasoline and other vehicle fuels are a commercially
provided commodity, and would be available to the Project and its users at nearby outlets.

4.7.2

Regulatory Setting

Federal
Federal Energy Policy and Conservation Act and Amendments
In 1975, minimum energy efficiency standards for many major appliances were established by the U.S.
Congress with the Federal Energy Policy and Conservation Act. These standards have been amended in
subsequent legislation, including the federal Energy Policy Act of 2005. The Department of Energy is
required to set efficiency standards that achieve the maximum energy efficiency improvement that is
still economically and technologically feasible.
Energy Independence and Security Act of 2007
The Energy Independence and Security Act of 2007 is an energy policy law adopted by Congress which
established energy efficiency standards for several equipment types and appliances which were not
already subject to a standard, and updated some existing standards. It established significant new
standards for lightbulbs, requiring that by 2020, light bulbs must consume 60% less than the light bulbs
of the time – effectively phasing out the incandescent light bulb.
State
Global Warming Solutions Act
AB 32, also known as the California Global Warming Solutions Act of 2006 enacted Sections 3850038599 of the California Health and Safety Code. AB 32 establishes regulatory, reporting and market
procedures to achieve quantifiable reductions in greenhouse gas (GHG) emissions and a cap on
statewide GHG emissions. AB 32 requires reduction of statewide GHG emissions to 1990 levels by 2020.
The procedures for reducing GHG emissions will relate to the generation and efficient use of energy. The
California Air Resources Board (CARB) adopted the Climate Change Scoping Plan in 2008, with
subsequent updates in 2014 and 2017, which is the state’s plan to achieve the statewide GHG
reductions required by AB 32. The most significant proposed GHG reductions are recommended through
improving emission standards for light-duty vehicles, implementation of the Low-Carbon Fuel Standard,
energy efficiency measures in buildings and appliances, and a Renewable Portfolio Standard (RPS) for
electricity production.
Renewable Portfolio Standards
Executive Order S-14-08 was signed by Governor Arnold Schwarzenegger and is known as the RPS. It
requires all retail sellers of electricity to serve 33% of their load with renewable energy by 2020. State
government agencies were directed to take all appropriate actions to implement this target in all
regulatory proceedings, including siting, permitting, and procurement for renewable energy power
plants and transmission lines.
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More recently, California Senate Bill (SB) 350 amends the RPS to require an annual increase in
renewable energy generation by utility providers, equivalent to at least 50% by 2030.
California Energy Commission
The California Energy Commission’s (CEC) Integrated Energy Policy Report set forth policies that would
enable the state to meet its energy needs under the carbon constraints established in the 2006 Global
Warming Solutions Act. The Integrated Energy Policy Report also provides a set of recommended actions
to achieve these policies.
California Energy Storage Law
California’s Energy Storage Law (AB 2514) requires the governing board of each publicly owned utility to
“determine appropriate targets” if any, for the utility to procure viable and cost-effective energy storage
systems (California Public Utilities Code Section 2836(b)(1)). AB 2514 also requires that “all procurement
of energy storage systems” by a publicly owned utility “shall be cost-effective” (California Public Utilities
Code Section 2836.6).
Title 24 Standards Code
Title 24, Part 6 of the CCR is also titled the Energy Efficiency Standards. The CEC has adopted changes to
the Building Energy Efficiency Standards in order to accomplish the following:





Respond to California’s energy crisis to reduce energy bills, increase energy delivery system
reliability, and contribute to an improved economic condition for the state.
Respond to the AB 970 (Statutes of 2000) urgency legislation to adopt and implement updated
and cost-effective building energy efficiency standards.
Respond to various statues of 2001, which included urgency legislation to adopt energy
efficiency building standards for outdoor lighting.
Emphasize energy efficiency measures that save energy at peak periods and seasons, improve
the quality of installation of energy efficiency measures, incorporate recent publicly funded
building science research, and collaborate with California utilities to incorporate results of
appropriate market incentives programs for specific technologies.

The 2019 Title 24 standards were approved and adopted by the California Building Standards
Commission and became effective on January 1, 2020. These standards will further reduce energy used
and associated GHG emissions. Nonresidential buildings built to the latest standards will use an
estimated 30% less energy than those built to the previous standards.
In addition to these efforts, in 2008, the California Building Standards Commission adopted the nation’s
first green building standards. The California Green Building Standards Code (Part 11 of Title 24) is
commonly known as CALGreen, and establishes minimum mandatory standards as well as voluntary
standards for the planning and design of sustainable site planning and development, water efficiency
and conservation, material conservation, and resource use efficiency. The CALGreen 2019 standards will
become effective on January 1, 2020. The mandatory standards require the following:


20% mandatory reduction in indoor water use.
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Diversion of 50% of construction and demolition waste from landfills.
Mandatory inspections of energy systems to ensure optimal working efficiency.

Local
SDG&E Long-Term Resource Plan
In 2004, SDG&E filed a long-term resource plan (LTRP) with the CPUC, identifying how it would meet the
needs of customers in SDG&E’s service area. The plan identifies energy demand reduction targets, goals
for increasing renewable energy supplies and transmission capacity.
The LTRP set a standard for acquiring 33 percent of SDG&E’s energy mix from renewables by 2020.
SDG&E is currently ahead of schedule to achieve that target, procuring 44% of its energy mix from
renewables as of August 2019 (CPUC, 2019).The plan calls for an increased usage of energy supplies
from within the region, aiming to achieve and maintain the capacity to generate 75% of peak summer
demand within County generation by 2020.
City of Oceanside Climate Action Plan
The City adopted a Climate Action Plan (CAP) in May of 2019. The purpose of the CAP is to align the City
with state efforts to reduce GHG emissions while balancing a variety of community interests such as
quality of life, economic development and social equity. It contains measures and strategies to reduce
GHG emissions resulting from energy and buildings, water and wastewater, solid waste, transportation
and land use, and agriculture and forestry. Electricity consumption and natural gas usage account for
26% and 16%t of community GHG emissions in the City, respectively. Measures and strategies
developed to reduce GHG emissions produced from the energy use sector which are relevant to the
Project include:
Measure W1: Implementation of the Water Conservation Plan
Strategies:




Rotating Sprinkler Nozzle Rebates
Commercial, Industrial and Institutional Rebates to Replace Inefficient Equipment
Model Water Efficient Landscape Ordinance

Measure TL2: Electric Vehicle Promotion
Strategies:


Consistent with state requirements for pre-wiring for level 2 charging circuits in commercial and
industrial developments, require charging stations to be installed at half of all pre-wired spaces.

Measure TL3: Preferential Parking Spaces of Clean Air Vehicles
Strategies:
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Require commercial and industrial developments to incorporate 12% designated parking for
clean air vehicles.

Measure TL4: Expand Complete Streets Programs
Strategies:


Require new developments to provide connections and/or extensions of the bicycle and
pedestrian networks where applicable.

Measure AF1: Urban Forestry Program
Strategies:


Adopt a Green Streets Ordinance that requires all new development Projects to incorporate
shade trees. Establish criteria for the number of shade trees. Criteria may be reasonably linked
to metrics such as the number of residences, building area, or impervious area.

Energy Climate Action Element of the General Plan
The Energy Climate Action Element (ECAE) of the General Plan addresses energy consumption and other
activities within the City that may contribute to adverse environmental impacts, with particular
emphasis on those activities associated with human-induced climate change. The ECAE outlines goals
and policies meant to incorporate the concept of sustainability into the City’s decision-making process
including development review protocols. The major themes and goals of the ECAE are related to energy
efficiency and renewable energy, smart growth and multimodal transportation, zero waste, water
conservation, urban greening, local agriculture, and sustainable consumption.

4.7.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Result in potentially significant environmental impact due to wasteful, inefficient, unnecessary
consumption of energy resources, during Project construction or operation;
b. Conflict with or obstruct a state or local plan for renewable energy or energy efficiency.

4.7.4

Project Impact Analysis

Would the Project:
a. Result in potentially significant environmental impact due to wasteful, inefficient, or unnecessary
consumption of energy resources, during Project construction or operation?
Construction Energy Use
During construction, the Project would result in an increase in energy consumption during the
anticipated 13-month construction period. Construction phases anticipated to occur are site
preparation, grading, paving, building construction, and architectural coating. Heavy-duty construction
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equipment associated with construction activities would rely on diesel fuel to power off-road
construction vehicles and equipment as well as construction worker vehicles and delivery and haul
trucks. Electricity associated with the conveyance of water would be used during Project construction
for dust control and electricity used to power lighting, electronic equipment, or other construction
activities necessitating electrical power. The Project would also result in electricity used in the
production of construction materials such as asphalt, steel, concrete, pipes, and manufactured or
processed materials such as lumber and glass.
Construction Related Electricity
During construction of the Project electricity would be consumed to construct the proposed CarMax
Project. Electricity would be supplied to the Project Site by SDG&E and would be obtained from the
existing electrical lines in the vicinity of the Project Site. Electricity consumed during construction would
vary throughout the construction phases based on the activities being performed. Construction activities
include electricity associated with the conveyance of water that would be used for dust control and
electricity to power necessary lighting, electronic equipment, and other construction activities
necessitating electrical power.
The electricity used for such activities would be less than that required during operation of the Project,
would be temporary and would have a minimal contribution to the Project’s overall energy
consumption. Construction activities associated with the development of the CarMax Project would
require electricity consumption that would not be expected to have an adverse impact on available
electricity supplies and infrastructure. Therefore, the use of electricity during Project construction would
not be wasteful, inefficient, or unnecessary.
The Project proposes new infrastructure for electrical services that would run east to west through the
customer and employee parking lot. Electrical services would be provided by SDG&E and would connect
to existing service infrastructure in Thunder Drive. It is anticipated that the construction of the Project
would require nominal improvements to existing SDG&E distribution lines and facilities. Where feasible,
all new service installations and connections would be scheduled and implemented in a manner that
would not result in electrical services interruptions to surrounding properties.
Project compliance with the Zoning Ordinance Section 3023 – Underground Utilities for guidelines and
requirements related to installation of electrical lines would ensure that the Project fulfills its
responsibilities related to infrastructure installation, coordination of any electrical infrastructure
removals or relocations, and would limit impacts associated with grading, construction and
development. Construction of the Project’s electrical infrastructure is not anticipated to adversely affect
the electrical infrastructure serving the surrounding uses or utility system capacity.
Project construction would not result in potentially significant environmental impact due to wasteful,
inefficient, or unnecessary consumption of electricity resources, and impacts are less than significant.
Construction Related Natural Gas
Construction of the Project would not typically involve the consumption of natural gas. Therefore,
natural gas would not be supplied to support construction activities and there would be no demand
generated by Project construction.
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The Project proposes a gas service line that would run east to west through the customer and employee
parking lot and would connect to existing services in Thunder Drive. Gas services would be provided by
SDG&E. It is anticipated that the construction of the Project would require nominal improvements to
existing SDG&E natural gas distribution lines and facilities. Construction related energy impacts
associated with the installation of natural gas services and connections are expected to be confined to
trenching to place the lines below the surface. The developer would be responsible for notifying and
coordinating with SDG&E to identify proper locations and depth of all gas lines and connections to avoid
disruption of services to the neighboring properties.
Project construction would not result in potentially significant environmental impact due to wasteful,
inefficient, or unnecessary consumption of natural gas resources, and impacts are less than significant.
Construction Related Transportation Energy
Petroleum-based fuel usage represents the highest amount of transportation energy to be consumed
during construction, which would be utilized by off-road equipment, on-road automobiles transporting
workers to and from the Project Site and on-road trucks transporting equipment and supplies to the
construction site. Equipment proposed for Project construction would include rubber tired dozers,
tractors, loaders, backhoes, excavators, graders, pavers, other paving equipment, rollers, cranes,
forklifts, generator sets, welders and air compressors. The number of each type of equipment and the
number of days per construction phase is displayed in Table 4.7-1 below. These variables were input
into CalEEMod to generate construction emissions and energy usage. The Project would generate
approximately 149 worker trips overall all construction phases of the Project, spanning approximately 13
months (Greenhouse Gas Screening Letter, Appendix I). Worker trips would generate approximately
1,609 vehicle miles traveled (VMT). During the building construction phase the Project is expected to
generate 33 vendor trips. Vendor trips are expected to generate approximately 241 VMT.
Table 4.7-1
Expected Construction Equipment
Equipment Identification
Site Preparation (10 Days)
Rubber Tired Dozers
Tractors/Loaders/Backhoes
Grading (20 Days)
Excavators
Graders
Rubber Tired Dozers
Tractors/Loaders/Backhoes
Paving (20 Days)
Pavers
Paving Equipment
Rollers
Building Construction (230 Days)
Cranes
Forklifts
Generator Sets
Tractors/Loaders/Backhoes
Welders
Architectural Coating (20 Days)
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Number of Equipment
3
4
1
1
1
3
2
2
2
1
3
1
3
1
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Air Compressors

1

Source: Greenhouse Gas Screening Letter Prepared by Ldn Consulting, Inc. (Appendix I)

The Project is not expected to result in a significant use of transportation related energy resources. The
Project would adhere to all State and SDAPCD regulations for off-road equipment and on-road trucks
related to clean engines to provided fuel efficiency.
Title 13 of the CCR Section 2485 regulates limitations for idling of vehicles and equipment. Idling
requirements are for on-road and off-road diesel-powered equipment and is enforced by CARB. Section
2485 also regulates proper maintenance of equipment to result in fuel savings. Given the high cost of
fuel, contractors and developers have a financial incentive to avoid wasteful, inefficient and unnecessary
consumption of energy during construction.
The Project would not result in potentially significant environmental impacts due to wasteful, inefficient,
or unnecessary consumption of energy resources during Project construction, and impacts are less than
significant.
Operational Energy Use
The Project would consist of a sale’s and administrative building, service building, private carwash,
associated access drives, landscaped areas, presentation area, staging area, sales display area, and a
customer and employee parking lot. The long-term operation of the Project would require the use of
electrical and natural gas energy sources for heating, ventilation, air conditioning (HVAC), lighting,
appliances, electronics, office equipment, electric vehicle charging spaces, operation of the carwash and
tools associated with automobile servicing. Energy would be consumed during operations related to
water usage, solid waste disposal and vehicle trips.
Operational Related Electricity
Electricity associated with operation of the Project Site was calculated using CalEEMod Version2016.3.2.
According to the CalEEMod model results provided in the Greenhouse Gas Screening Letter (Appendix I)
prepared by Ldn Consulting, Inc., the Project would use approximately 161,790 kilowatt hours of
electricity per year (kWh/year).
Electric services would be provided by SDG&E electric transmission and distribution lines and new
electric services lines would connect to existing services in Thunder Drive. The Project is located in a
developed area surrounded by commercial development to the west and northwest, and DMV facility
and residential development to the east, and high density residential to the south. Existing electrical
services are provided in the Project vicinity. The Project would consume electricity similarly to that of
the existing commercial developments to the west and northwest and would comply with all applicable
2019 Title 24 Part 6 Building Efficiency Standards.
Conservation strategies to be used include the use of irrigation heads that provide maximum coverage
of the landscaped areas. All landscaping would be native, locally appropriate and drought tolerant and
would comply with the Water Efficient Landscape Ordinance. The Project would incorporate low-flow
plumbing fixtures throughout the restroom and break room areas of the sales and service buildings. The
Project would be designed and built to minimize electricity use so that existing and planned electricity
capacity and supplies would be enough to support the Project’s electricity demand.
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Project operation would not result in potentially significant environmental impact due to wasteful,
inefficient, or unnecessary consumption of electricity resources, and impacts are less than significant.
Operational Related Natural Gas
Operation of the Project would result in an increased consumption of natural gas compared to existing
conditions. According to the CalEEMod model results provided in the Greenhouse Gas Screening Letter
(Appendix I), the Project would use 132,362 kilo British thermal units per year (kBTU/year) of natural
gas. The Project would comply with the 2019 Title 24 Part 6 Building Efficiency Standards including
enhanced insulation and the use of efficient natural gas appliances and HVAC units. It is anticipated that
the Project would be designed and built to minimize natural gas use and that existing and planned
natural gas facilities and supplies would be sufficient to support the Project’s natural gas demand.
Project operation would not result in potentially significant environmental impact due to wasteful,
inefficient, or unnecessary consumption of natural gas resources, and impacts are less than significant.
Operational Related Transportation Energy
Operation of the Project would result in increased consumption of petroleum-based fuels related to
vehicular travel to and from the Project Site. According to the Vehicle Miles Traveled Analysis prepared
by LOS Engineering, Inc. (Appendix N), the Project would generate 475 ADT and 473,135 VMT per year.
The Project would comply with the City of Oceanside Zoning Ordinance Section 3048 California Green
Building Standards Code (Table 5.106.5.3.3) and would provide seven 22 electric vehicle (EV) charging
parking spaces and 11 charging facilities within the customer and employee parking lot.
The Project would be designed and constructed in accordance with all applicable and current City of
Oceanside Building codes related to energy and transportation. Additionally, the Project would have a
less than significant transportation impact.
Project operation would not result in potentially significant environmental impact due to wasteful,
inefficient, or unnecessary consumption of energy resources, and impacts are less than significant.
b. Conflict with or obstruct a state or local plan for renewable energy or energy efficiency?
The City CAP and ECAE of the General Plan provide goals, policies and measures to meet State GHG
reduction goals and reduce energy consumption. Table 4.7-2 displays the Project’s consistency with
applicable CAP policies. Table 4.7-3 displays the Project’s consistency with ECAE policies.
Table 4.7-2
Project Consistency with CAP Measures
CAP Measure
Measure W1:
Implementation of
the Water
Conservation Plan

CAP Strategy
 Rotating Sprinkler Nozzle Rebates

Project Consistency
The Project would implement irrigation
systems with respect to water
 Commercial, Industrial and Institutional conservation. Irrigation heads would
be chosen to provide maximum
Rebates to Replace Inefficient Equipment
coverage of the landscaped areas. All
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 Model Water Efficient Landscape Ordinance

Measure TL2:
Electric Vehicle
Promotion

 Consistent with state requirements for prewiring for level 2 charging circuits in
commercial and industrial developments,
require charging stations to be installed at
half of all pre-wired spaces.

Measure TL3:
Preferential
Parking Spaces of
Clean Air Vehicles
Measure TL4:
Expand Complete
Streets Programs

 Require
commercial
and
industrial
developments
to
incorporate
12%
designated parking for clean air vehicles.

Measure AF1:
Urban Forestry
Program

landscaping would be native, locally
appropriate and drought tolerant and
would comply with the Water Efficient
Landscape Ordinance.
Seven (7)A total of 22 EV charging
parking spaces and 11 charging
facilities would be provided in the
customer and employee parking lot in
the amount required by CALGreenthe
City’s Zoning Ordinance Section 3048.
Designated clean air vehicle parking
would be provided within the customer
and employee parking lot.

 Require new developments to provide Project improvements on Plaza Drive
connections and/or extensions of the bicycle along the Project frontage would
include an 8-foot bicycle lane and a 5and pedestrian networks where applicable.
foot sidewalk on both sides of Plaza
Drive that would connect to the
existing sidewalks to the east and west.
 Adopt a Green Streets Ordinance that Shade trees would be provided within
requires all new development projects to the customer and employee parking lot
incorporate shade trees. Establish criteria for a lot the parking lot boundaries and
the number of shade trees. Criteria may be within the parking islands. Shade trees
reasonably linked to metrics such as the have a minimum 24-inch box.
number of residences, building area, or
impervious area.
Table 4.7-3
Project Consistency with ECAE Policies

ECAE Policy
Policy ECAE-1d-3

Policy ECAE-2a-2

Policy ECAE-2b-2

ECAE Policy Description
Encourage the use of locally-produced
construction materials, including salvaged
lumber.
In the City’s commercial corridors, promote a mix
of land uses that contributes to a sense of place,
creates synergies between local businesses and
affords residents the opportunity to live, work,
and play within a walkable radius.
In conjunction with infill and redevelopment
projects, pursue opportunities to integrate public
open space into the City’s urbanized corridors.
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Project Consistency
The Project would use locally-produced
construction materials to the extent
feasible.
The Project site is located in an area
surrounded by a commercial center
and residential uses and would provide
job opportunities within in walking
distance of once another.
Buena Vista Creek is located along the
southern boundary of the Project site.
The Project would provide a 100-foot
riparian buffer which includes a 50-foot
biological buffer and a 50-foot planning
buffer. Restoration of this portion of
Buena Vista Creek would be provided
through the Urban Streams Restoration
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Policy ECAE-2c-4

Ensure that capital improvements are consistent
with the City’s Complete Streets policies, as
articulated in the Circulation Element.

Policy ECAE-2f-1

Promote the installation of public electric vehicle
charging facilities at convenient locations
throughout the City.

Policy ECAE-3a-2

Continue to enhance organics waste recycling
opportunities for both the commercial and
residential sector in accordance with the City’s
Zero Waste goals and State Organics mandates.

Policy ECAE-3a-13

Improve monitoring and enforcement of the
City’s construction waste diversion requirements.

Policy ECAE-5b-3

In coordination with adjacent private property
owners, identify hardscaped spaces within the
public right-of-way that can be rendered
permeable and plantable.

Grant Program, with the City of
Oceanside and the Buena Vista
Audubon Society. The Applicant would
take part in coordination efforts as
necessary. Restoration efforts would
include
stream
and
habitat
improvements as well as providing
trails, public access and signage.
Improvements along Plaza Drive would
include widening of Plaza Drive to the
classification designated in the
Circulation Element as well as
providing an 8-foot bicycle lane and a
5-foot sidewalk on both sides of Plaza
Drive.
A total of 22 EV charging parking
spaces and 11 charging facilities would
be provided in the customer and
employee parking lot in the amount
required by CALGreenthe Zoning
Ordinance.
Trash enclosures would be located
south of the sales and service building
and would include separate enclosures
labeled for recyclables, organic waste
and solid waste.
The Construction Contractor would
ensure that construction waste would
is properly diverted in accordance with
the City’s construction waste diversion
requirements.
Plaza Drive and Thunder Drive along
the Project frontages would include
hedges and shrubs and street trees
behind the proposed sidewalks.

Additionally, Project construction and operation would generate 308.36 metric tons of carbon dioxide
(MT CO2E) each year and would not exceed the City’s screening threshold for GHG emissions and
therefore would not conflict with the goals of the State. As provided in Table 4.7-2 and Table 4.7-3, the
Project would not conflict with or obstruct local plans for renewable energy or energy efficiency.
Project-related impacts are less than significant.

4.7.5

Mitigation Implementation and Monitoring

No significant impacts to energy have been identified and therefore no mitigation measures are
required.

CarMax Auto Superstore

March 2021
Page 4.7-11

4.7 Energy

4.7.6

Level of Significance After Mitigation

Based upon the analysis presented in Section 4.7.4, Project impacts to energy will be less than
significant.
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Chapter 4.8

GEOLOGY AND SOILS

The following documents were used in the preparation of this section and are included in their entirety
in Appendix G, Appendix H and Appendix J:
ASM Affiliates. August 9, 2019. Archaeological Survey Report for the CarMax Project, Oceanside,
California. (Appendix G)
EEI Engineering Solutions. September 6, 2019. Geotechnical Evaluation for Proposed “CarMax”
Commercial Development Plaza Drive and Hacienda Drive, City of Oceanside, County of San
Diego, California. (Appendix H)
REC Consultants, Inc. December 16, 2019. Drainage Study for CarMax Oceanside. (Appendix J)

4.8.1

Environmental Setting

Regional Geologic Setting
The Project Site lies within the Peninsular Ranges Geomorphic Province of Southern California, which
consists of a series of ranges separated by northwest trending valleys; sub parallel to branches of the
San Andreas Fault. The Peninsular Ranges Geomorphic Province, one of the largest geomorphic units in
western North America, extends from the Transverse Ranges geomorphic province and the Los Angeles
Basin south to Baja California. It is bound on the west by the Pacific Ocean, on the south by the Gulf of
California and on the east by the Colorado Desert Province. The Peninsular Ranges are essentially a
series of northwest-southeast oriented fault blocks. Major fault zones and subordinate fault zones found
in the Peninsular Ranges Province typically trend in a northwest-southeast direction.
Site Geology
Regional geologic maps of the property and vicinity show that the property is underlain by late
Pleistocene to Holocene Young Alluvial Flood Plain deposits which consist of poorly sorted sands,
gravels, silts, and clay deposited by the San Luis Rey River.
Topography
The center of the Project Site is situated at approximately 33.1821˚ north latitude and 117.2890˚ west
longitude. The Project Site is located in the 7.5-minute San Luis Rey Topographic Quadrangle. The
elevation of the property ranges from approximately 180 to 220 feet amsl. The Project Site is relatively
flat, sloping gently downwards south towards Buena Vista Creek, the nearest surface water to the
property. Buena Vista Creek connects to Buena Vista Lagoon and eventually the Pacific Ocean
approximately four (4) miles west of the Project Site.
Subsurface Conditions
Subsurface materials encountered during subsurface investigation determined that the Project Site is
underlain by Artificial Fill, Quaternary Alluvial Flood Plain Deposits and Eocene Santiago Formation.
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Artificial Fill
The surface of the Project Site is covered by artificial fill. The fill consists of silty to sandy clay, clayey
sand, and clayey silt. Brick fragments and other detritus are common in the fill. The fill varies in depth
across the property from two to 12 feet below ground surface (bgs), being shallowest in the northern
part of the Project Site and increasing in thickness towards the south. The thickest deposits occur along
the north-south trending channel cutting the central part of the Project Site, where mounds of fill were
placed on either side.
Quaternary Alluvial Flood Plain Deposits
Quaternary-aged older alluvium was encountered in almost all of the trenches underlying the fill and
consists of sandy clay. Caliche stringers are common and the alluvium also contains traces of finegrained sand. The thickness varies from one to at least 11.5 feet bgs, with the thickest sections of
alluvium being located in the central parts of the Project Site.
Eocene Santiago Formation
Eocene-aged Santiago Formation was encountered in 13 of the 21 trenches explored underlying the fill
and alluvium. The Eocene Santiago Formation consists of clayey sandstone. The sandstone encountered
was massive and friable and was found at depths of three (3) to 11 feet bgs.
Soil Conditions
A Soil Type Map was generated as part of the Drainage Study (Appendix J). The Area of Interest (AOI) of
the Soil Type Map included the Project Site in addition to areas further south of the Project Site for a
total AOI of 12.4 acres. The following soil types occur on the Project Site.
Las Flores Loamy Fine Sand, 5 to 9% Slopes, Eroded
This soil type covers 10.9 acres of the 12.4-acre AOI. These soils are derived from weathered marine
sandstone and are moderately well-drained; have slow to medium runoff, and a slight to moderate
erosion hazard.
Visalia Sandy Loam, 2 to 5% Slopes
This soil type covers 1.5 acres of the 12.4-acre AOI and occurs in and adjacent to Buena Vista Creek, in
the southern portion of the Project Site. Visalia sandy loams are derived from granitic parent material
and are rich in organic matter, well-drained, and have a slight to moderate erosion hazard.
Groundwater
Groundwater was not encountered in any trenches at the time of a subsurface exploration to a depth of
15.5 feet bgs conducted by EEI in September 2019. Nor was groundwater encountered in a separate
geotechnical investigation conducted by Norcal Engineering in 2007 to a depth of 50 feet bgs (NorCal
Engineering, 2007). In general, groundwater is often expected to follow the direction of surface
topography. Based on Site topography, local groundwater flow is expected to be in a westerly direction.
Geologic Hazards
CarMax Auto Superstore

March 2021
Page 4.8-2

4.8 Geology and Soils
Seismic Hazards
The property is located within an area of California known to contain a number of active and potentially
active faults. However, there are no known active faults crossing the property and the Project Site is not
within a State of California Earthquake Fault Zone. The closest known active fault is the NewportInglewood Fault Zone located offshore approximately 8.34 miles west of the Project Site. The nearest
active faults are displayed in Table 4.8-1.
Table 4.8-1
Nearby Active Faults
Fault
Newport-Inglewood (offshore)
Rose Canyon
Elsinore

Distance in Miles (kilometers)
8.34 (13.42)
8.38 (13.49)
19.58 (31.51)

1

Maximum Magnitude
7.5
6.9
7.8

1 = USGS Online Fault Search (2008)
Source: Geotechnical Evaluation (Appendix H)

Landslides and Slope Stability
Susceptibility of slopes to landslides and other forms of slope failure depend on several factors usually
present in combination and include, but are not limited to, steep slopes, condition of rock and soil
materials, presence of water, formational contacts, geologic shear zones, and seismic activity. There are
no published reports of landslides occurring within the City, nor is there evidence of any found in
reconnaissance or aerial photographs. Minor slope movements are occurring throughout the City
primarily as soils creep, slumping and sloughing along road cuts and where soils have accumulated on
steep slopes. The Project Site and surrounding areas are generally relatively flat. Thus, the potential for
landslides and slope instabilities to occur at the Site is negligible.
Liquefaction and Lateral Spreading
Liquefaction occurs when loose, saturated, generally cohesion-less fine sands and non-plastic silts are
subjected to strong ground shaking. The soils lose shear strength and become liquid; potentially
resulting in large total and differential ground surface settlements as well as possible lateral spreading
during an earthquake. Seismically induced settlement can occur in response to liquefaction of saturated
loose granular soils, as well as the reorientation of soil particles during strong shaking of loose,
unsaturated sands.
Due to the lack of shallow groundwater at the Site, and the presence of bedrock at depths of three (3) to
11 feet bgs, the probability of liquefaction, seismically induced settlement and lateral spreading at the
Project Site is considered to be low.
Tsunamis, Flooding and Seiches
The Project Site is not located within a Tsunami Evacuation Area. Impacts due to tsunamis are
considered low.
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The southern portion of the Project Site lies within Zone X of the Federal Emergency Management
Agency (FEMA) 500-year floodplain and Zone AE of the 100-year floodplain (FEMA FIRM Panel
06073C0758G effective 5/16/19). Zone X is an area that is outside of the 0.2% annual chance flood zone,
whereas Zone AE is the area of one percent annual chance flood.
Seiches are periodic oscillations in large bodies of water such as lakes, harbors, bays or reservoirs
generated by ground motion during an earthquake. The Project Site is not located immediately adjacent
to any lakes or confined bodies of water and therefore, the potential for a seiche to affect the Site is
considered low.
Paleontological Resource Setting
The City is located within the Coastal Plain Region which is an area characterized by interbedded marine
and non-marine sedimentary rock units deposited over the last 75 million years. The sedimentary rocks
overlie a buried topography of plutonic crystalline rocks composed of granite and granodiorite. Many of
the level surfaces in the coastal region are elevated marine terraces and are characteristic features of
the Coastal Plain Region.
The Project Site is underlain by late Pleistocene to Holocene Young Alluvial Flood Plain deposits (Qya)
and Santiago Formation. These deposits consist of poorly sorted sands, gravels, silts and clay that were
deposited by the San Luis Rey River. Pleistocene-age fossils in the northern portion of the Coastal Plain
Region occur in marine and river terrace deposits. The former consist of well-preserved shells of
estuarine and marine invertebrates such as mollusks (e.g., clams, oysters, scallops, snails, and
scaphopods), crustaceans (e.g., ostracods, crabs, and barnacles) and echinoderms (e.g., sea urchins and
sand dollars). Qya are considered to have a low sensitivity for paleontological resources due to the
young age and loosely consolidated nature of these deposits. The Santiago Formation contains a diverse
fossil record consisting of marine, estuarine and terrestrial fossils and fossil assemblages and has
produced some of the best preserved assemblages of middle Eocene terrestrial mammals in California.
The Santiago Formation is considered to have high paleontological sensitivity.

4.8.2

Regulatory Setting

Federal
International Building Code
The International Building Code (IBC) is a model building code developed by the International Code
Council that provides the basis for the California Building Code (CBC). The purpose of the IBC is to
provide minimum standards for building construction to ensure public safety, health and welfare. The
IBC is updated every three (3) years.
Occupational Safety and Health Administration Regulations
Excavation and trenching are among the most hazardous construction activities. The Occupational
Safety and Health Administration (OSHA) Excavation and Trenching Standard, Title 29 of the Code of
Federal Regulations Part 1926.650, covers requirements for excavation and trenching operations. OSHA
requires that excavations in which employees could potentially be exposed to cave-ins be protected by
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sloping or benching the sides of the excavation, supporting the sides of the excavation, or placing a
shield between the side of the excavation and the work area.
National Pollutant Discharge Elimination System Permits
In California, the State Water Resources Control Board (SWRCB) administers the Federal EPA regulations
(55 CFR 47900) requiring the permitting of storm water generated pollution under the National
Pollutant Discharge Elimination System (NPDES). Pursuant to these Federal regulations, two (2) separate
NPDES permits must be complied with for all Projects. The SWRCB has oversight of the first, the General
Permit which governs activities at construction sites of one acre or greater to eliminate soil erosion from
leaving the Project Site and entering local waterways. The San Diego Water Board governs the second,
the Municipal Storm Water permit, which governs all storm water related activities within the local
jurisdiction. Both permits require the implementation of BMPs, both temporary and permanent, to
reduce/eliminate pollutant loads, including eroded soils, into waters of the U.S. or waters of the State.
State
California Geologic Survey
The California Geologic Survey provides guidance with regard to seismic hazards. The California Geologic
Survey’s Special Publication 117A, Guidelines for Evaluating and Mitigating Seismic Hazards in California,
provides guidance for evaluation and mitigation of earthquake-related hazards for Projects within
designated zones of required investigation.
State of California Division of Occupational Safety and Health, California Department of Industrial
Relations
The State of California Division of Occupational Safety and Health Administration (CalOSHA) Excavations
Standard (Subchapter 4, Article 6) provides detailed requirements for excavation operations. CalOSHA
requires that all excavations in which employees could potentially be exposed to cave-ins be protected
by sloping or benching the sides of the excavation, supporting the sides of the excavation, or placing a
shield between the side of the excavation and the work area.
California Building Code
The CBC is codified in the CCR as Title 24, Part 2 and is largely based on the IBC. The purpose of the CBC
is to establish minimum standards to safeguard the public health, safety and general welfare through
structural strength, means of egress facilities, and general stability by regulating and controlling the
design, construction, quality of materials, use, occupancy, location and maintenance of all building and
structures within its jurisdiction. The CBC describes requirements for engineering geologic reports,
supplemental ground-response reports, and geotechnical reports. It also contains specific provisions for
structures located in seismic zones. Compliance with the CBC requires that structures be constructed to
resist the effects of earthquake motions.
Alquist-Priolo Earthquake Fault Zoning Act
The Alquist-Priolo Earthquake Fault Zoning Act (Alquist-Priolo Act) was passed in 1972 to mitigate the
hazard of surface faulting and occupied structures. The main purpose of the Alquist-Priolo Act is to
prevent the construction of buildings used for human occupancy on the surface of traces of active faults.
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Before a Project can be permitted, cities and counties must require a geologic investigation to
demonstrate that potential buildings will not be constructed across active faults. A state registered
geologist must prepare the geologic evaluation and written report for the specific Project Site. If an
active fault is found, a structure for human occupancy must be set back from the fault trace. The Project
Site is not identified on an Alquist-Priolo Earthquake Fault Zone Map.
Seismic Hazards Mapping Act
The 1990 Seismic Hazards Mapping Act (California Public Resources Code Chapter 7.8) (Seismic Mapping
Act) and related regulations established a statewide minimum public safety standard for mitigation of
earthquake hazards. The purpose of the Seismic Mapping Act is to protect public safety from the effects
of strong ground shaking, liquefaction, landslides or other ground failure, and other hazards caused by
earthquakes. It accomplishes this by specifying the minimum level of mitigation a Project must provide
to reduce the risk of ground failure during an earthquake to a level that prevents collapse of buildings
used for human occupancy. Under the Seismic Mapping Act, the Lead Agency can withhold permits until
geologic investigations are conducted and mitigation measures are incorporated. The Seismic Mapping
Act addresses not only seismically induced hazards but also expansive soils, settlement, and slope
stability. The program and actions mandated by the Seismic Mapping Act closely resemble those of the
Alquist-Priolo Act.
Local
City of Oceanside General Plan
Public Safety Element
The General Plan Public Safety Element specifically addresses seismic hazards and geologic conditions
and includes the following objectives:
Seismic and Geologic Hazard Objectives
1. Consider seismic and geologic hazards when making land use decisions particularly in regard
to critical structures.
2. Minimize the risk of occupancy of all structures from seismic and geologic occurrences.
3. Provide to the public all available information about existing seismic and geologic
conditions.
The General Plan Public Safety Element includes the Public Safety Plan which includes definitions, maps
and mitigation information for seismic and geologic hazards that exist within the City.
Environmental Resource Management Element
The Environmental Resource Management Element includes the following objective for Soil, Erosion and
Drainage:
Soil, Erosion and Drainage Objective
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1. Consider appropriate engineering and land use planning techniques to mitigate rapid
weathering of the rocks, soil erosion, and the siltation of the lagoons.
The Environmental Resource Management Element also provides a general map of soil types within the
City (Figure ERM-3 Soils and Land Forms).
Land Use Element
The General Plan Land Use Element contains the following objectives and policies regarding geology and
soils:
1.152 Seismic and Geologic Hazards
A. The City shall consider seismic and geologic hazards when making land use decisions,
particularly in regards to risk sensitive land uses as defined in the Public Safety Element.
B. High Risk land uses, as defined in the Public Safety Element, should be prohibited from areas
of high seismic or geologic hazard.
C.

The City shall regulate land uses within areas highly susceptible to seismic and geologic
hazards.

D. The City shall require expanded soils and geologic testing and necessary engineering
precautions when deemed necessary to reduce risks to acceptable levels. Wave action,
erosion, and geotechnical reports shall be required as determined necessary.
3.14 Grading and Excavations
Objective: To provide mitigation recommendations for grading and excavations in the City.
Policies: Investigation and evaluation of currently affected areas will indicate the measures to
be included, such as the following measures:
1. Keep grading to a minimum, leave vegetation and soils undisturbed wherever possible.
2. Plant bare slopes and cleared areas with appropriate vegetation immediately after grading.
3. Chemically treat soils to increase stability and resistance to erosion.
4. Install retaining structures where appropriate.
5. Construct drainage systems to direct and control rate of surface runoff.
6. Construct silt traps and settling basins in drainage systems.
7. Construct weirs and check dams on streams.
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3.23 Paleontological Resources
Objective: Recovery, retention and evaluation of paleontological resources.
A. Paleontological survey reports shall be prepared by a qualified paleontologist approved by
the City for all proposed projects that are located in the area designated as having a high
potential for fossils on the City’s natural resource management data base system.
City of Oceanside Building Code
Chapter 6 of the OMC, Building Construction Regulations outlines the regulations and requirements for
construction of buildings within the City’s jurisdiction, including seismic and geologic safety design
standards. The City adopts the most recent CBC as the local building code and amends as needed.
City of Oceanside Grading Ordinance
The City of Oceanside Grading Ordinance (Ordinance No. 92-15), which provides the Grading
Regulations Manual, requires that all grading, clearing, brushing or grubbing on natural or existing grade
must have a grading permit from the City Engineer. A Landscape and Irrigation Plan is required for
developments such as, but not limited to, commercial, grading permits, grading slopes, industrial,
parking lots, planned residential developments, remodeling which requires a permit, and subdivisions.
Section 1501(d) of the City’s Grading Ordinance details the requirements and practices of the Erosion
Control System to lessen the potential for sediment runoff and erosion.

4.8.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Directly or indirectly cause potential substantial adverse effects, including the risk of loss, injury,
or death involving: (1) rupture of a known earthquake fault, as delineated on the most recent
Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or based
on other substantial evidence of a known fault; (2) strong seismic ground shaking; (3) seismicrelated ground failure, including liquefaction; (4) landslides;
b. Result in substantial soil erosion or the loss of topsoil;
c. Be located on a geologic unit or soil that is unstable, or that would become unstable as a result
of the Project, and potentially result in on- or off-site landslide, lateral spreading, subsidence,
liquefaction or collapse;
d. Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994),
creating substantial direct or indirect risks to life or property;
e. Have soils incapable of adequately supporting the use of septic tanks or alternative waste water
disposal systems where sewers are not available for the disposal of waste water;
f. Directly or indirectly destroy a unique paleontological resource or site or unique geological
feature.

4.8.4

Project Impact Analysis

Would the Project:
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a. Directly or indirectly cause potential substantial adverse effects, including the risk of loss, injury,
or death involving:
i)

Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other
substantial evidence of a known fault?

The Project Site is located within an area of California known to contain a number of active and
potentially active faults. However, there are no known active faults crossing the property and the
Project Site is not within a State of California Earthquake Fault Zone or an Alquist-Priolo Earthquake
Fault Zone (CDC, 2020). The potential for rupture is considered low. Therefore, the Project would not
directly or indirectly cause potential substantial adverse effects, including the risk of loss, injury or death
involving the rupture of a known earthquake fault, and impacts are less than significant.
ii)

Strong seismic ground shaking?

The nearest active faults in the vicinity of the Project Site are the active Newport-Inglewood offshore
fault and the Rose Canyon fault; each located approximately 8.34 and 8.38 miles from the Project Site
respectively. As provided in the Geotechnical Evaluation (EEI, 2019) the next nearest fault is the Elsinore
fault, at a distance of 19.58 miles from the Project Site. The Project Site is likely to be subjected to strong
ground motion from seismic activity similar to that of the rest of the County and Southern California,
due to seismic activity of the region as a whole and a significant impact (Impact GEO-1a) will occur.
iii)

Seismic-related ground failure, including liquefaction?

Liquefaction occurs when loose, saturated, generally cohesion-less fine sands and non-plastic silts are
subjected to strong ground shaking. The majority of the soils onsite are Las Flores loamy fine sand, five
to nine percent slopes, eroded soils. These soils are moderately well-drained; have slow to medium
runoff, and a slight to moderate erosion hazard. Free groundwater was not encountered during separate
subsurface investigations. Due to the lack of shallow groundwater onsite and the presence of firm
bedrock at depths of three (3) to 11 feet bgs, the probability of liquefaction, seismically induced
settlement and lateral spreading onsite is considered to be low as determined in the Geotechnical
Evaluation (EEI, 2019). Therefore, the Project would not directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury or death involving seismic-related ground failure
including liquefaction and impacts are less than significant.
iv)

Landslides?

Susceptibility of slopes to landslides and other forms of slope failure depend on several factors usually
present in combination and include, but are not limited to, steep slopes, condition of rock and soil
materials, presence of water, formational contacts, geologic shear zones, and seismic activity. The
Project Site is relatively flat, sloping gently downwards south towards Buena Vista Creek, the nearest
surface water to the Project Site. As stated in the Geotechnical Evaluation which is provided as
Appendix H of this EIR, the potential for landslides to occur onsite is negligible. Therefore, the Project
would not directly or indirectly cause potential substantial adverse effects, including the risk of loss,
injury or death involving landslides, and therefore impacts are less than significant.
b. Result in substantial soil erosion or the loss of topsoil?
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The potential for soil erosion would increase during construction activities, including grading and
demolition, as a result of vehicles and heavy equipment exposing soil surfaces to wind or water, and a
significant impact (Impact GEO-2) will occur. However, prior to obtaining a grading permit the Project
would be required to prepare a Storm Water Pollution Prevention Plan (SWPPP), which would describe
and depict in detail the various grading and construction-related BMPs to be implemented onsite. The
SWPPP would be prepared in conformance with City regulations and the NPDES SWRCB Construction
General Permit. Sediment and erosion control BMPs described in the SWPPP may include, but are not
limited to, straw mulch, soil binders, silt fencing, gravel bags, street sweeping and vacuuming and storm
drain inlet protection.
c. Be located on a geologic unit or soil that is unstable, or that would become unstable as a result
of the Project, and potentially result in on- or off-site landslide, lateral spreading, subsidence,
liquefaction or collapse?
As detailed above, soils onsite are moderately well-drained, have slow to medium runoff, and a slight to
moderate erosion hazard. Free groundwater was not encountered during separate subsurface
investigations. The Project Site is relatively flat and the potential for landslides or slope instabilities to
occur onsite are negligible. Due to the lack of shallow groundwater onsite and the presence of firm
bedrock at depths of three (3) to 11 feet bgs, the probability of liquefaction, seismically induced
settlement and lateral spreading onsite is considered to be low.
The Project would not be located on a geologic unit or soil that is unstable, or that would become
unstable as a result of the Project and potentially result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse, and impacts are less than significant.
d. Be located on expansive soil, as defined in Table 18-I-B of the Uniform Building Code (1994),
creating substantial direct or indirect risks to life or property?
In general, soils onsite possess moderate expansive characteristics. However, there are localized areas
of highly expansive soils present onsite. Expansive soil influence is considered to pose the greatest
potential risk to the proposed improvements. The Project would be located on moderately expansive
soil with areas of highly expansive soils, as defined in Table 18-I-B of the 1994 Uniform Building Code
(International Conference of Building Officials, 1994), and a significant impact (Impact GEO-1b) will
occur.
e. Have soils incapable of adequately supporting the use of septic tanks or alternative waste water
disposal systems where sewers are not available for the disposal of waste water?
The Project does not propose the use of septic tanks or alternative waste water disposal systems. Water
and sewer service would be provided by the City and the Project would connect to existing
infrastructure in the Project vicinity. For sewer service, the Project would realign the existing sewer
mains and would construct a new 12-inch and new 21-inch PVC sewer main that would run along the
southern portion of the Project Site, south of the sales and staging and customer and employee parking
lots, and would connect to existing sewer to the west and to the east in Thunder Drive. The existing 12inch and 21-inch sewer mains located directly north of the proposed sewer mains would be abandoned.
The Project would not have soils incapable of adequately supporting the use of septic tanks or
alternative waste water disposal system, and therefore, no impact will occur.
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f.

Directly or indirectly destroy a unique paleontological resource or site or unique geological
feature?

The City is located within the Coastal Plain Region which is an area characterized by interbedded marine
and non-marine sedimentary rock units deposited over the last 75 million years. The sedimentary rocks
overlie a buried topography of plutonic crystalline rocks composed of granite and granodiorite. Many of
the level surfaces in the coastal region are elevated marine terraces and are characteristic features of
the Coastal Plain Region. The Project Site is underlain by artificial fill, late Pleistocene to Holocene Young
Alluvial Flood Plain deposits (Qya) and Eocene Santiago Formation.
Artificial fill may contain fossils, but these fossils have been removed from their original locations and
are thus out of stratigraphic context. Therefore, they are not considered important for scientific study
and have no paleontological sensitivity. Alluvial Flood Plan Deposits (Qya) have a low sensitivity for
paleontological resources due to the young age and loosely consolidated nature of these deposits. Any
biological remains found are likely to be modern to sub-fossil. The Santiago Formation contains a diverse
fossil record consisting of marine, estuarine and terrestrial fossils and fossil assemblages and has
produced some of the best-preserved assemblages of middle Eocene terrestrial mammals in California.
Due to the fact that the Santiago Formation is known to contain scientifically significant paleontological
resources, this formation is considered to have high paleontological sensitivity. There are no unique
geological features onsite.
Although the Project Site has been previously graded, Project grading would include 12,500 CY of cut.
Due to the high sensitivity of the Santiago Formation underlying the Site, the Project would have the
potential to disturb a paleontological resource and a significant impact (Impact GEO-3) will occur.

4.8.5

Mitigation Implementation and Monitoring

Strong Seismic Groundshaking (Impact GEO-1a) and Expansive Soils (Impact GEO-1b)
MM-GEO-1

Prior to and during construction, the construction contractor shall ensure that Project
construction complies with all recommendations identified on pages 9 – 20 in the
Geotechnical Evaluation prepared by EEI Engineering Solutions (2019). The construction
contractor shall follow the specific guidelines within the Geotechnical Evaluation for Site
preparation, earthwork and onsite improvements.

Soil Erosion (Impact GEO-2)
Mitigation measures MM-HYDRO-1, MM-HYDRO-2, and MM-HYDRO-3, which are presented in Section
4.11.5, will reduce this impact to below a level of significance.
MM-HYDRO-1 The Project shall incorporate permanent source control BMPS as identified in the
Project SWQMP such as the following:
BMP Type
Prevention of Illicit
Discharges Into MS4

Inspection
Frequency

Summary of Maintenance Activity

Continuous

A grease trap has been incorporated into the Utility Plan and dumping of grease
down the storm drain is prohibited. Other good housekeeping practices would be
implemented to discourage discharges of non-storm water pollutants, including
cleaning up food and grease with absorbents, discarding trash, and routine
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BMP Type

Inspection
Frequency

Storm Drain Signage
Continuous
Protect Trash Storage
Areas From Rainfall,
Run-On, Runoff and
Wind Dispersal

Additional BMPS Based
on Potential Sources of
Runoff Pollutants

Regularly

Regularly as
Determined
Necessary

Summary of Maintenance Activity
maintenance of grease trap.
Labeling shall be provided for all storm water conveyance system inlets and catch
basins within the Project area. Storm drain placards shall be used for signage
(stenciling is prohibited by the City). Inspect and maintain placards as needed.
Ensure trash enclosure areas are fully contained (three walls, door and roof) and
are provide with attached lids. Keep containers away from storm drain vicinity.
Post signs on all enclosures and/or dumpsters informing users to keep lid closed
and not to dispose of liquid or hazardous materials. Inspect trash storage areas to
ensure integrity of containers and that area is kept clean. Replace leaking bins.
Clean trash storage areas regularly.
OnSite Storm Drain Inlets: Onsite inlets shall be protected from any illicit
discharges and debris. Inlets shall have prohibitive signs where all inlets are
marked with the words “NO DUMPING! DISCHARGES TO BAY” or similar. Inlet
markings shall be maintained and periodically repainted on a regular basis to
remove pollutants. Clean inlets regularly and remove sediments and debris,
especially before start and end of wet season. Keep record of cleaning and
disposal activities.
Need for Future Indoor and Structural Pest Control: Building includes doors and
windows with sealing that discourages entry of pests. Any pesticides shall be
applied minimally in accordance with manufacturer’s specifications and City and
State requirements.
Landscape/Outdoor Pesticide Use: Final Landscape Plans shall preserve existing
drought tolerant trees, shrubs, and ground cover to the maximum extent
possible, and include landscaping to minimize irrigation and runoff, to promote
surface infiltration where appropriate, and to minimize the use of fertilizers and
pesticides that can contribute to storm water pollution.
Fire Sprinkler Test Water: Fire sprinkler test water shall be drained to sanitary
sewer system. During a fire sprinkler test, the fire riser discharge shall be
connected by a hose to the sewer cleanout.
Miscellaneous Drain or Washwater: Boiler drains shall be directly or indirectly
connected to the sanitary sewer system and may not discharge to the storm
drain.
Plazas, Sidewalks, and Parking Lots: Sweep regularly to prevent accumulation of
litter and debris, debris from pressure washing must be collected to prevent entry
into the storm drain system.

MM-HYDRO-2 An onsite private underground proprietary BMP in the form of an underground
detention system shall be designed and constructed per the Project SWQMP in
accordance with the San Diego Water Board and City of Oceanside BMP Design Manual.
Storm water shall be conveyed via underground pipes from various parts of the Site
through water quality measures and into the underground detention system.
MM-HYDRO-3 Low Impact Development (LID) and Site Design BMPs shall be incorporated into the
Project design to reduce impacts to water quality. The contractor shall construct the LID
BMPs in accordance with the Project SWQMP and the engineer of work shall inspect
that all LID BMPs have been constructed in compliance with the approved plans and all
applicable specifications and permits. The widening of Plaza Drive shall be treated via a
green streets approach with the construction of swales behind sidewalks to treat runoff
for water quality and hydromodification purposes.
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Paleontological Resources (Impact GEO-3)
MM-GEO-3a

Prior to the issuance of a grading permit, the applicant shall submit a letter to the City
from a qualified professional paleontologist or a California Registered Professional
Geologist with appropriate paleontological expertise, as defined by the Society of
Vertebrate Paleontology’s guidelines, indicating that they have been retained by the
applicant to prepare and implement a Paleontological Resources Impact Mitigation
Program (PRIMP). The qualified paleontologist shall be available “on-call” to the City and
the applicant throughout the duration of ground-disturbing activities. The PRIMP shall
include preconstruction coordination; construction monitoring; emergency discovery
procedures; sampling and data recovery, if needed; preparation, identification and
analysis of the significance of fossil specimens salvaged, if any; museum storage of any
specimens and data recovered; and reporting. Earth-moving construction activities shall
be monitored wherever these activities will disturb previously undisturbed sediment.
Monitoring will not need to be conducted in areas where sediments have been
previously disturbed or in areas where exposed sediments will be buried but not
otherwise disturbed. In such cases, spot-checking of the excavation Site is sufficient.
This mitigation measure shall apply to all excavation activities within the Santiago
Formation with high sensitivity and for any construction activities that involve
excavation greater than three (3) feet in depth within geologic units with low
paleontological sensitivity (Qya).

MM-GEO-3b

Prior to the issuance of a grading permit, the City shall confirm the following measure is
identified on the grading plan and will be implemented:
Grading activities are subject to a Paleontological Resource Impact Mitigation Program
(PRIMP). If potential fossils are discovered by construction crews or during monitoring
by a qualified paleontologist, all earthwork or other types of ground disturbance within
50 feet of the discovery shall stop immediately until the qualified professional
paleontologist can assess the nature and importance of the discovery. If a fossil of
scientific value or uniqueness is identified by the paleontologist, the paleontologist shall
record the find and allow work to continue or recommend salvage and recovery of the
fossil. If treatment and salvage is required, recommendations shall be consistent with
Society of Vertebrate Paleontology guidelines and currently accepted scientific practice
and shall be subject to review and approval by the City. Work in the affected area may
resume once the fossil has been assessed and/or salvaged and the City, in consultation
with the professional paleontologist, has provided written approval to resume work.

4.8.6

Level of Significance After Mitigation

The analysis in Section 4.8.4 identified the potential for significant impacts related to strong seismic
ground shaking, soil erosion, expansive soils and paleontological resources. Implementation of
mitigation measure MM-GEO-1 requires implementation of all recommendations identified in the
Geotechnical Evaluation (EEI, 2019). The recommendations detailed in the Geotechnical Evaluation
include specific recommendations for Site preparation and grading, earthwork, fill material and
placement, temporary Site excavations, yielding subgrade conditions, and shrinkage and bulking. Proper
compliance with each of the detailed recommendations set forth in the Geotechnical Evaluation will
minimize geotechnical hazards related to seismic ground shaking and expansive soils. With mitigation
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measure MM-GEO-1, Impact GEO-1a and Impact GEO-1b related to seismic ground shaking and
expansive soils will be less than significant.
Implementation of mitigation measures MM-HYDRO-1 through MM-HYDRO-3 require permanent source
control BMPS, an onsite underground proprietary BMP in the form of an underground detention system
and Low Impact Development (LID) and Site design BMPs. Following construction, disturbed soils would
be built upon with hardscape or stabilized with vegetation and landscaping which would further reduce
erosion potential. Implementation of mitigation measures MM-HYDRO-1 through MM-HYDRO-3 will
reduce Impact GEO-2 related to soil erosion to below a level of significance.
Implementation of mitigation measures MM-GEO-3a and MM-GEO-3b require a qualified professional
paleontologist to be retained to prepare and implement a PRIMP, and provide construction monitoring
during ground-disturbing activities in order to assess and provide recommendations in the event that
paleontological resources are discovered. MM-GEO-3b requires specific notes to be identified on the
grading plan to ensure the PRIMP is properly implemented. With implementation of mitigation
measures MM-GEO-3a and MM-GEO-3b, Impact GEO-3 related to paleontological resources will be
reduced to less than significant considering any fossils discovered would be properly excavated and the
associated paleontological research information would be preserved to the extent feasible. In summary,
all geology and soils impacts will be reduced to below a level of significance.
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Chapter 4.9

GREENHOUSE GAS EMISSIONS

The following document was used in the preparation of this section and is included in its entirety in
Appendix I, Appendix N and Appendix O:
Ldn Consulting, Inc. March 23, 2020. CarMax Auto Store Development Greenhouse Gas Screening Letter
– City of Oceanside. (Appendix I)
LOS Engineering, Inc. December 4, 2020. CarMax Auto Dealership (D19-00021) 4000 Block of Plaza Drive
City of Oceanside, October 1, 2020, Vehicle Miles Traveled Analysis. (Appendix N)
LOS Engineering, Inc. October 1, 2020. CarMax Auto Dealership (D19-00021) 4000 Block of Plaza Drive
City of Oceanside, December 4, 2020, Local Transportation Study. (Appendix O)

4.9.1

Environmental Setting

The Project Site is located in the southeastern portion of the City, within the SDAB. The Project Site is
relatively flat, gently sloping southward towards Buena Vista Creek. Elevations range from 180 feet amsl
to 220 feet amsl. The Project Site is located in a primarily developed area and is surrounded by
commercial uses to the west, including a shopping center and auto repair shops. To the east are medium
density residential uses as well as a DMV facility at the corner of Plaza Drive and Thunder Drive. To the
north is SR-78 and further north are professional commercial uses. To the south are Buena Vista Creek,
high density and residential estate uses including a senior living facility, and commercial and
public/semipublic uses including an OFD station.
Climate within the SDAB can vary dramatically over short distances, with cooler temperatures in the
western part of the basin along the coastline and gradually warming to the east. The high-pressure
system that dominates the climate of southern California keeps the City sunny and warm for much of
the year. In the winter, the high pressure drops to the south, bringing cool, moist weather from the
north.
The Greenhouse Effect
Climate change refers to any substantial change in measures of climate, such as temperature,
precipitation, or wind, lasting for an extended period (decades or longer). Gases that trap heat in the
atmosphere are often called GHGs. The “greenhouse effect” is the trapping and build-up of heat in the
atmosphere near the earth’s surface. The greenhouse effect traps heat in the atmosphere through the
following process: short-wave radiation emitted as light from the sun is absorbed by the earth, a portion
of this energy is reflected back towards space in the form of long-wave radiation, and GHGs in the upper
atmosphere absorb this long-wave radiation and emit it back toward the earth – trapping heat in the
atmosphere. The greenhouse effect is a natural process which regulates the earth’s ambient
temperature. Global climate change concerns are focused on whether human activities are leading to an
enhancement of the greenhouse effect.
Greenhouse Gases
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4.9 Greenhouse Gas Emissions
Principal GHGs include carbon dioxide (CO2), methane (CH4), nitrous oxide (N2O), O3, and water vapor.
Some GHGs such as CO2, CH4, and N2O occur naturally and are emitted to the atmosphere through
natural processes and human activities. Emissions of CO2 are largely byproducts of fossil fuel
combustion, whereas CH4 results mostly from off-gassing associated with agricultural practices and
landfills. Man-made GHGs, which have a much larger heat-absorption potential than CO2, include
fluorinated gases such as hydrofluorocarbons (HFCs), perfluorocarbons (PFCs) and sulfur hexafluoride
(SF6) and nitrogen trifluoride (NF3), which are associated with certain industrial products and processes.
Gases in the atmosphere can contribute to climate change both directly and indirectly. Direct effects
occur when the gas itself absorbs radiation. Indirect radiative forcing occurs when chemical
transformations of the substance produce other GHGs, when a gas influences the atmospheric lifetimes
of other gases, and/or when a gas affects atmospheric processes that alter the radiative balance of the
earth.
The Intergovernmental Panel on Climate Change (IPCC) developed the global warming potential (GWP)
concept to compare the ability of each GHG to trap heat in the atmosphere relative to another gas. The
GWP of a GHG is defined as the ratio of the time-integrated radiative forcing from the instantaneous
release of 1 kilogram of a trace substance relative to that of 1 kilogram of a reference gas. The reference
gas used is CO2 therefore GWP-weighted emissions are measured in metric tons of CO2 equivalent (MT
CO2E).
Contributions to Greenhouse Gas Emissions
According to the EPA Inventory of U.S. Greenhouse Gas Emissions and Sinks: 1990-2018, the total gross
GHG emissions in 2018 in the U.S. was 6,676.6 million metric tons of CO2E. Total U.S. emissions have
increased by 3.7 percent from 1990 to 2018. The primary GHG emitted by human activities in the United
States was CO2, representing approximately 81.3 percent of total GHG emissions. The largest source of
CO2 and of overall GHG emissions was fossil fuel combustion.
The CARB Emissions Trends Report for 2000 to 2017 indicates that statewide GHG emissions in 2017
were 424 million MT CO2E which is 5 million MT CO2E lower than 2016 levels. Table 4.9-1 displays the
2017 GHG emissions by source for California.
Table 4.9-1
2017 California GHG Emissions by Source
Source Category
Transportation
Industrial
Electricity
Residential and Commercial
Agriculture
High GWP
Waste

Percent of Total
40.1%
21.1%
14.7%
9.7%
7.6%
4.7%
2.1%

Source: CARB Emissions Trends Report for 2000 to 2017

The City Climate Action Plan (CAP) contains the 2013 community inventory of GHG emissions which is
displayed in Table 4.9-2 below.
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Table 4.9-2
Community GHG Emissions by Source
Source Category
Transportation
Electricity
Natural gas
Solid Waste
Water
Municipal

Percent of Total
48%
26%
17%
4%
3%
3%

Source: City of Oceanside CAP

4.9.2

Regulatory Setting

Federal
Federal Clean Air Act
In the past, the U.S. EPA has not regulated GHGs because it asserted that the Clean Air Act (CAA) did not
authorize it to issue mandatory regulations to address global climate change. However, in 2007 the U.S.
Supreme Court held that the U.S. EPA must consider regulation of motor-vehicle GHG emissions.16 The
Court did not mandate that the U.S. EPA enact regulations to reduce GHG emissions but found that the
only instances in which the U.S. EPA could avoid taking action were if it found that GHGs do not
contribute to climate change or if it offered a “reasonable explanation” for not determining that GHGs
contribute to climate change. In December 2009, the U.S. EPA issued an endangerment finding for GHGs
under the CAA, concluding that GHGs threaten the public health and welfare of current and future
generations and that motor vehicles contribute to GHG pollution.17 This is the first step in regulating
GHGs under the provisions of the CAA. These findings provide the basis for adopting new national
regulations to mandate GHG emission reductions under the Federal CAA. The EPA’s endangerment
finding paves the way for Federal regulation of GHGs.
Under the Consolidated Appropriations Act of 2008 (HR 2764), Congress established mandatory GHG
reporting requirements for some emitters of GHGs. In addition, on September 22, 2009, the U.S. EPA
issued the Final Mandatory Reporting of Greenhouse Gases Rule. The rule requires annual reporting to
the U.S. EPA of GHG emissions from large sources and suppliers of GHGs, including facilities that emit
25,000 MT or more a year of GHGs.
Executive Order 13432
In response to the Massachusetts v. Environmental Protection Agency ruling, President George W. Bush
signed Executive Order 13432 on May 14, 2007, directing the U.S. EPA, along with the Departments of
Transportation, and Energy to initiate a regulatory process that responds to the Supreme Court's
decision. Executive Order 13432 was codified into law by the 2009 Omnibus Appropriations Law signed
16
17

Massachusetts v. Environmental Protection Agency et al. (127 S. Ct. 1438 (2007))
United States Environmental Protection Agency, Endangerment, and Cause or Contribute Findings for
Greenhouse Gases under Section 202(a) of the Clean Air Act, website:
https://www.epa.gov/ghgemissions/endangerment-and-cause-or-contribute-findings-greenhouse-gasesunder-section-202a-clean, accessed February 2020.
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on February 17, 2009. The order sets goals in the areas of energy efficiency, acquisition, renewable
energy, toxics reductions, recycling, sustainable buildings, electronics stewardship, fleets, and water
conservation.
Light-Duty Vehicle Greenhouse Gas and Corporate Average Fuel Economy Standards
On May 19, 2009, President Barack Obama announced a national policy for fuel efficiency and emissions
standards in the United States auto industry. The adopted federal standard applies to passenger cars
and light-duty trucks for model years 2012 through 2016. The rule surpasses the prior Corporate
Average Fuel Economy standards (CAFE)18 and requires an average fuel economy standard of 35.5 miles
per gallon (mpg) and 250 grams of CO2 per mile by model year 2016, based on U.S. EPA calculation
methods. These standards were formally adopted on April 1, 2010. In August 2012, standards were
adopted for model year 2017 through 2025 for passenger cars and light-duty trucks. By 2025, vehicles
are required to achieve 54.5 mpg (if GHG reductions are achieved exclusively through fuel economy
improvements) and 163 grams of CO2 per mile. According to the U.S. EPA, a model year 2025 vehicle
would emit one-half of the GHG emissions from a model year 2010 vehicle.19 In 2017, the U.S. EPA
recommended no change to the GHG standards for light-duty vehicles for model years 2022-2025.
In March 2020, the U.S. EPA and National Highway Traffic Safety Administration (NHTSA) adopted the
Safer Affordable Fuel-Efficient Vehicles Rule that maintains the CAFE and CO2 standards applicable in
model year 2020 for model years 2021 through 2026. The estimated CAFE and CO 2 standards for model
year 2020 are 43.7 mpg and 204 grams of CO2 per mile for passenger cars and 31.3 mpg and 284 grams
of CO2 per mile for light trucks, projecting an overall industry average of 37 mpg, as compared to 46.7
mpg under the standards issued in 2012. The final Safer Affordable Fuel-Efficient Vehicles Rule also
excludes CO2e emission improvements associated with air conditioning refrigerants and leakage (and,
optionally, offsets for nitrous oxide and methane emissions) after model year 2020.20
Heavy-Duty Engines and Vehicles Fuel Efficiency Standards
In addition to the regulations applicable to cars and light-duty trucks, on August 9, 2011, the U.S. EPA
and the NHTSA announced Phase I fuel economy and GHG standards for medium- and heavy-duty
trucks, which apply to vehicles from model years 2014 through 2018.21 The U.S. EPA and the NHTSA
adopted standards for CO2 emissions and fuel consumption, respectively, tailored to each of three (3)
main vehicle categories: (1) combination tractors, (2) heavy-duty pickup trucks and vans, and (3)

18

19

20

21

The Corporate Average Fuel Economy standards are regulations in the United States, first enacted by Congress
in 1975, to improve the average fuel economy of cars and light trucks. The U.S. Department of Transportation
has delegated the National Highway Traffic Safety Administration as the regulatory agency for the Corporate
Average Fuel Economy standards.
United States Environmental Protection Agency, EPA and NHTSA Set Standards to Reduce Greenhouse Gases
and Improve Fuel Economy for Model Years 2017-2025 Cars and Light Trucks, August 2012,
https://nepis.epa.gov/ Exe/ZyPDF.cgi/P100EZ7C.PDF?Dockey=P100EZ7C.PDF.
National Highway Traffic Safety Administration (NHTSA) and U.S. Environmental Protection Agency
(USEPA),2018. Federal Register / Vol. 83, No. 165 / Friday, August 24, 2018 / Proposed Rules, The Safer
Affordable Fuel-Efficient (SAFE) Vehicles Rule for Model Years 2021–2026 Passenger Cars and Light Trucks
2018. Available at:https://www.gpo.gov/fdsys/pkg/FR-2018-08-24/pdf/2018-16820.pdf.
United States Environmental Protection Agency, Office of Transportation and Air Quality. EPA and NHTSA
Adopt First-Ever Program to Reduce Greenhouse Gas Emissions and Improve Fuel Efficiency of Medium-and
Heavy-Duty Vehicles, August 2011.
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vocational vehicles. According to the U.S. EPA, this program will reduce GHG emissions and fuel
consumption for affected vehicles by 6% to 23%.
Building on the Phase I standards, in August 2016, U.S. EPA and NHTSA jointly finalized Phase II
standards for medium- and heavy-duty vehicles through model year 2027 that will improve fuel
efficiency and cut carbon pollution to reduce the impacts of climate change. The final standards are
expected to lower CO2 emissions by approximately 1.1 billion MT; save vehicle owners fuel costs of
about $170 billion; and reduce oil consumption by up to two (2) billion barrels over the lifetime of the
vehicles sold under the program.22
Energy Independence and Security Act of 2007
The Energy Independence and Security Act of 2007 is an energy policy which would aid in the reduction
of national GHG emissions by the following measures:
1. Increase the supply of alternative fuel sources by setting a mandatory Renewable Fuel Standard
requiring fuel producers to use at least 36 billion gallons of biofuel in 2022.
2. Set a target of 35 miles per gallon for the combined fleet of cars and light trucks by model year
2020 and direct National Highway Traffic Safety Administration (NHTSA) to establish a fuel
economy program for medium- and heavy-duty trucks and create a separate fuel economy
standard for work trucks.
3. Prescribe or revise standards affecting regional efficiency for heating and cooling products and
procedures for new or amended standards, energy conservation, energy efficiency labeling for
consumer electronic products, residential boiler efficiency, electric motor efficiency, and home
appliances.
State
Assembly Bill 939 and Assembly Bill 341
In 1989, AB 939, known as the Integrated Waste Management Act (California Public Resources Code,
Section 40000 et seq.), was passed in response to the increase in waste stream and the decrease in
landfill capacity. The statute established the California Integrated Waste Management Board, which
oversees a disposal reporting system. AB 939 mandated a reduction of waste being disposed where
jurisdictions were required to meet diversion goals of all solid waste through source reduction,
recycling, and composting activities of 50% by year 2000. AB 341 amended the California Integrated
Waste Management Act of 1989 to include a provision declaring that it is the policy goal of the state that
not less than 75% of solid waste be source-reduced, recycled, or composted by the year 2020 and
annually thereafter. In addition, AB 341 required the California Department of Resources Recycling and
Recovery (CalRecycle) to develop strategies to achieve the state’s policy goal.
Assembly Bill 1493

22

Regulations for Greenhouse Gas Emission from Commercial Trucks & Buses, November 16, 2016, website:
https://19january2017snapshot.epa.gov/regulations-emissions-vehicles-and-engines/regulations-greenhousegas-emissions-commercial-trucks_.html.
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AB 1493 was enacted in July 2002 in response to the transportation sector accounting for more than half
of California’s CO2 emissions. It required CARB to set GHG emission standards for passenger vehicles,
light-duty trucks, and other vehicles determined by the board that are used primarily for personal
transportation in the state. The AB 1493 required that CARB set GHG emission standards for vehicles
manufactured in 2009 and all subsequent model years. CARB adopted the standards in September 2004.
Executive Order S-3-05
Executive Order S-3-05, signed in June 2005, established the following statewide goals: GHG emissions
should be reduced to 2000 levels by 2010, 1990 levels by 2020, and 80 percent below 1990 levels by
2050. Under this Executive Order, the California Environmental Protection Agency (CalEPA) is directed to
report biannually on progress made toward meeting the GHG targets and the impacts to California due
to global warming, including impacts to water supply.
Assembly Bill 32
AB 32, also known as the California Global Warming Solutions Act of 2006, requires California to reduce
its GHG emissions to 1990 levels by 2020, representing a reduction of approximately 15% below
emissions expected under a “business-as-usual” scenario.
Under AB 32, CARB is responsible for carrying out and developing the programs and requirements
necessary to achieve the GHG emissions reduction mandate of AB 32 and to monitor compliance with
any rule, regulation, order, emission limitation, or emission reduction measure adopted. The full
implementation of AB 32 will help mitigate risks associated with climate change, while improving energy
efficiency, expanding the use of renewable energy sources, achieving cleaner transportation, and
reducing waste.
AB 32 requires CARB to develop a Scoping Plan that lays out California’s strategy for meeting the goals
and must be updated every five (5) years. In December 2008, CARB approved the initial Scoping Plan,
which included a suite of measures to sharply cut GHG emissions. In May 2014, CARB approved the first
update to the Scoping Plan which builds upon the initial Scoping Plan with new strategies and
recommendations. In December 2017 CARB adopted the 2017 Climate Change Scoping Plan Update
(2030 Scoping Plan). The 2030 Scoping Plan builds on the successful framework established in the initial
Scoping Plan and First Update, while identifying new, technologically feasible, and cost effective
strategies that will serve as the framework to achieve the 2030 GHG target and define the state’s
climate change priorities to 2030 and beyond.
For local governments, the 2030 Scoping Plan replaced the initial Scoping Plans 15% reduction goal with
a recommendation to aim for a community-wide goal of no more than 6 MT CO2E per capita by 2030
and no more than 2 MT CO2E per capita by 2050, which are consistent with the state’s long-term goals.
The 2030 Scoping Plan recommends strategies for implementation at the statewide level to meet the
goals of AB 32, SB 32, and Executive Order S-3-05 and establishes an overall framework for the measures
that will be adopted to reduce California’s GHG emissions. A Project is considered consistent with the
statues and executive orders if it meets the general policies in reducing GHG emissions in order to
facilitate the achievement of the state’s goals and does not impede attainment of those goals. A given
Project need not be in perfect conformity with every planning policy or goal to be consistent, rather, a
Project would be consistent if it furthers the objectives and does not obstruct their attainment.
Executive Order B-30-15
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On April 29, 2015, California Governor Jerry Brown issued Executive Order B-30-15. Therein, Governor
Brown:




Established a new interim statewide reduction target to reduce GHG emissions to 40 percent
below 1990 levels by 2030;23
Ordered all state agencies with jurisdiction over sources of GHG emissions to implement
measures to achieve reductions of GHG emissions to meet the 2030 and 2050 reduction targets;
Directed CARB to update the Climate Change Scoping Plan to express the 2030 target in terms of
MMTCO2E.

Senate Bill 32
SB 32 was passed on September 8, 2016 and is known as the California Global Warming Solutions Act of
2006: Emissions Limit. SB 32 added Section 38566 to the Health and Safety Code which states that in
adopting rules and regulations to achieve maximum technologically feasible and cost-effective GHG
emissions reductions, the state board shall ensure that statewide GHG emissions are reduced to at least
40% below the statewide GHG emissions limit no later than December 31, 2030.
Senate Bill 97
SB 97 directs the Governor’s Office of Planning and Research (OPR) to develop guidelines under the
CEQA for the mitigation of GHG emissions. OPR was responsible for developing proposed guidelines by
July 1, 2009, and the California Natural Resources Agency (CNRA) was directed to adopt guidelines by
January 10, 2010.
In 2008 OPR issued a technical advisory as interim guidance regarding the analysis of GHG emissions,
including those associated with vehicular traffic, energy consumption, water usage, and construction
activities should be identified and estimated. On April 13, 2009, OPR submitted to the CNRA the
proposed amendments to the CEQA Guidelines relating to GHG emissions. The CNRA adopted the CEQA
Guidelines Amendments on December 30, 2009 and the amendments became effective on March 18,
2010.
The adopted amendments do not establish a GHG emission threshold; instead they allow a lead agency
to develop, adopt, and apply its own thresholds of significance or those developed by other agencies or
experts. CNRA also acknowledges that a lead agency may consider compliance with regulations or
requirements implementing AB 32 in determining the significance of a Project’s GHG emissions.
Senate Bill 350
The Clean Energy and Pollution Reduction Act of 2015, SB 350 (Chapter 547, Statutes of 2015) was
approved by Governor Jerry Brown on October 7, 2015. SB 350 will: (1) increase the standards of the
California RPS program by requiring that the amount of electricity generated and sold to retail
customers per year from eligible renewable energy resources be increased to 50 percent by December
31, 2030; (2) require the State Energy Resources Conservation and Development Commission to
establish annual targets for statewide energy efficiency savings and demand reduction that will achieve
a cumulative doubling of statewide energy efficiency savings in electricity and natural gas final end uses
23

In response to EO-B-30-15, this target was adopted by the California Senate under SB 32 on September 8, 2015.
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of retail customers by January 1, 2030; (3) provide for the evolution of the Independent System
Operator (ISO) into a regional organization; and (4) require the state to reimburse local agencies and
school districts for certain costs mandated by the state through procedures established by statutory
provisions. Among other objectives, the Legislature intends to double the energy efficiency savings in
electricity and natural gas final end uses of retail customers through energy efficiency and conservation.
In other words, SB 350 essentially requires the energy efficiency of existing buildings to be doubled by
2030.
Senate Bill 100
On September 10, 2018, Governor Jerry Brown signed SB 100, which further increased California’s
Renewables Portfolio Standard and requires retail sellers and local publicly owned electric utilities to
procure eligible renewable electricity for 44 percent of retail sales by December 31, 2024, 52% by
December 31, 2027, and 60% by December 31, 2030, and that CARB should plan for 100% eligible
renewable energy resources and zero-carbon resources by December 31, 2045.
Senate Bill 1368
California SB 1368, a companion bill to AB 32, requires the California Public Utilities Commission (CPUC)
and the California Energy Commission CEC to establish GHG emission performance standards for the
generation of electricity. These standards also generally apply to power that is generated outside of
California and imported into the State. SB 1368 provides a mechanism for reducing the emissions of
electricity providers, thereby assisting CARB to meet its mandate under AB 32. On January 25, 2007, the
CPUC adopted an interim GHG Emissions Performance Standard, which is a facility-based emissions
standard requiring that all new long-term commitments for baseload generation to serve California
consumers be with power plants that have GHG emissions no greater than a combined cycle gas turbine
plant. That level is established at 1,100 pounds of CO2 per megawatt-hour. Further, on May 23, 2007,
the CEC adopted regulations that establish and implement an identical Emissions Performance Standard
of 1,100 pounds of CO2 per megawatt-hour (see CEC Order No. 07-523-7).
Sustainable Communities and Climate Protection Act (SB 375)
California’s Sustainable Communities and Climate Protection Act, also referred to as SB 375 became
effective January 1, 2009. The goal of SB 375 is to help achieve AB 32’s GHG emissions reduction goals
by aligning the planning processes for regional transportation, housing, and land use.
Among other things, SB 375 requires the regional governing bodies in each of the State’s major
metropolitan areas to adopt, as part of their regional transportation plan, “sustainable community
strategies” that will meet the region’s target for reducing GHG emissions. SB 375 creates incentives for
implementing the sustainable community strategies by allocating Federal transportation funds only to
projects that are consistent with the emissions reductions.
Local governments would then devise strategies for housing development, road-building and other land
uses to shorten travel distances, reduce vehicular travel time and meet the new targets. If regions
develop these integrated land use, housing, and transportation plans, residential projects that conform
to the sustainable community strategy (and therefore contribute to GHG reduction) can have a more
streamlined environmental review process.
SB 375 requires CARB to develop regional reduction targets for GHGs, and prompts the creation of
regional plans to reduce emissions from vehicle use throughout the state. California’s 18 Metropolitan
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Planning Organizations (MPOs) have been tasked with creating “Sustainable Community Strategies”
(SCS) in an effort to reduce the region’s VMT in order to help meet AB 32 targets through integrated
transportation, land use, housing and environmental planning. Pursuant to SB 375, CARB set per-capita
GHG emissions reduction targets from passenger vehicles for each of the State’s 18 MPOs. For the SCAG
region, the targets are set at eight percent below 2005 per capita emissions levels by 2020 and 13%
below 2005 per capita emissions levels by 2035. Beginning October 1, 2018, the target changed to 19%
for 2035.
Center for Biological Diversity v. California Department of Fish and Wildlife and Newhall Land and
Farming
The California Supreme Court took on the challenging CEQA issue of GHG emissions in the Center for
Biological Diversity v. California Department of Fish and Wildlife and Newhall Land and Farming case,
2015) 224 Cal.App.4th 1105 (CBD vs. CDFW ), also known as the “Newhall Ranch” case. The justices
evaluated for compliance with CEQA one of the most common approaches to GHG analyses for
development projects (i.e., evaluating the efficiency of a project’s emissions in the context of the AB
32’s 2020 reduction goal, as presented in the statewide CARB Scoping Plan, using a comparison to an
unregulated, “business as usual (BAU)” emissions scenario.
As discussed in the Newhall Ranch decision, determining consistency with local GHG reduction plans or
Climate Action Plans that qualify under Section 15183.5 of the CEQA Guidelines may be the most
effective strategy for local governments to assess the significance of GHG emissions from proposed land
use developments. Qualified CAPs also provide a workable option for addressing post-2020 GHG
emissions and resolving issues that arise out of project-level GHG analyses raised in the Court’s decision.
Title 24 of the California Code of Regulations
Title 24 of the CCR, serves to enhance and regulate California’s building standards. Part 6 of Title 24
specifically establishes Building Energy Efficiency Standards that are designed to ensure that new and
existing buildings in the State of California achieve energy efficiency and preserve environmental quality.
The 2019 Title 24 building energy standards are the most recent, and became effective on January 1,
2020. Title 24, Part 11 known as CALGreen, instituted mandatory minimum environmental performance
standards for all ground-up, new construction of commercial, residential, state-owned buildings, schools
and hospitals. The CALGreen 2019 standards became effective on January 1, 2020. These standards
focus on building energy efficiency. The mandatory standards require the following:





20% mandatory reduction in indoor water use;
Diversion of 50% of construction and demolition waste from landfills;
Mandatory inspections of energy systems to ensure optimal working efficiency;
Low pollutant emitting exterior and interior finish materials, such as paints, carpets, vinyl
flooring, and particle board.

Voluntary efficiency measures are provided at two separate tiers and are implemented at the discretion
of local agencies and applicants.
California Air Pollution Control Officers Association
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The California Air Pollution Control Officers Association is the association of air pollution control officers
representing all 35 air quality agencies throughout California. The California Air Pollution Control
Officers Association is not a regulatory body, but has been an active organization in providing guidance
in addressing the CEQA significance of GHG emissions and climate change as well as other air quality
issues.
Local
San Diego Forward: The Regional Plan
SANDAG is the regional planning agency for San Diego County and serves as a forum for regional issues
related to the economy, community development and the environment. SANDAG has prepared the
Regional Plan, which includes a SCS that is built on an integrated set of public policies, strategies, and
investments to maintain, manage, and improve the transportation system. The Regional Plan also
participates in the district’s air quality plans that are designed to meet health-based criteria pollutant
standards.
City of Oceanside Climate Action Plan
The City adopted a CAP in May of 2019. The purpose of the CAP is to align the City with statewide efforts
to reduce GHG emissions by expanding local renewable energy generation, reducing energy use,
promoting recycling and reuse, facilitating active transportation, and encouraging other sustainable
practices. The CAP is built on a variety of reduction measures that promote energy efficiency, increased
renewable energy use, water conservation, and solid waste reduction. The City has established
efficiency metric thresholds, for which Projects are to use to evaluate impacts from GHG emissions, in
order to help the City meet state reduction targets for 2020 and 2030. Projects that generate mass GHG
emissions exceeding 900 MT CO2E must assess Project-induced emissions against CAP-aligned
thresholds of significance. Under the CAP thresholds, Projects are required to meet an efficiency metric
threshold of 4.0 MT CO2E per service population (MT CO2E/SP) per year for Projects that will be
implemented prior to year 2020 and an efficiency metric threshold of 3.5 MT CO2E/SP for projects that
will not be implemented prior to 2020. Projects that meet these thresholds would be considered
consistent with the City’s CAP.
City of Oceanside General Plan
Land Use Element
The following policies of the Land Use Element regulate GHG emissions.
2.7121 Bicycle Facilities
Policy A: Development shall provide Class II Bikeways on all secondary, major and prime
arterials.
2.7122 Pedestrian
Policy A: The construction of five foot wide sidewalks adjacent to the curb shall be required in all
new developments and street improvements.
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2.725 Energy
Policy B: The City shall encourage the use of energy efficient design, structures, materials, and
equipment in all land development or uses.
Policy C: The City shall encourage the use of long-term lower cost energy sources.
Energy and Climate Action Element
Policy ECAE-1d-3: Encourage the use of locally-produced construction materials, including
salvaged lumber.
Policy ECAE-2a-2: In the City’s commercial corridors, promote a mix of land uses that contributes
to a sense of place, creates synergies between local businesses and affords residents the
opportunity to live, work, and play within a walkable radius.
Policy ECAE-2b-2: In conjunction with infill and redevelopment Projects, pursue opportunities to
integrate public open space into the City’s urbanized corridors.
Policy ECAE-2c-4: Ensure that capital improvements are consistent with the City’s Complete
Streets policies, as articulated in the Circulation Element.
Policy ECAE-2f-1: Promote the installation of public electric vehicle charging facilities at
convenient locations throughout the City.
Policy ECAE-3a-2: Continue to enhance organics waste recycling opportunities for both the
commercial and residential sector in accordance with the City’s Zero Waste goals and State
Organics mandates.
Policy ECAE-3a-13: Improve monitoring and enforcement of the City’s construction waste
diversion requirements.
Policy ECAE-5b-3: In coordination with adjacent private property owners, identify hardscaped
spaces within the public right-of-way that can be rendered permeable and plantable.

4.9.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Generate greenhouse gas emissions, either directly or indirectly, that may have a significant
impact on the environment;
b. Conflict with an applicable plan, policy, or regulation adopted for the purpose of reducing the
emissions of greenhouse gases.
Local Thresholds
The City Planning Division Policy Directive 2018-01 (Revised) – CEQA GHG Impact Analysis: Thresholds of
Significance dated November 6, 2019 provides direction on CEQA-compliant analysis of GHG emissions
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impacts associated with new development. While many Projects may otherwise be categorically exempt
from CEQA review, those that generate mass GHG emissions exceeding 900 MT CO2E (the generally
accepted “bright line” threshold of significance for GHG emissions) must assess Project-induced
emissions against CAP-aligned thresholds of significance. Therefore, if the Project does not exceed 900
MT CO2E, it would demonstrate compliance with the City’s CAP.
Projects that generate emissions exceeding 900 MT CO2E must comply with the following thresholds of
significance for new development. Projects within the City that are to be implemented prior to 2020 are
required to meet an efficiency metric threshold of 4.0 MT CO2E/SP and efficiency metric threshold of 3.5
MT CO2E/SP for Projects being implemented by year 2025. Projects that cannot comply with these
thresholds of significance require an EIR and an associated Statement of Overriding Considerations.

4.9.4

Project Impact Analysis

Would the Project:
a. Generate greenhouse gas emissions, either directly or indirectly, that may have a significant
impact on the environment?
Construction Impacts
Construction of the Project would result in GHG emissions primarily associated with the use of off-road
construction equipment, on-road hauling and vendor trucks and worker vehicles. Construction of the
Project would entail site preparation, grading, paving, building construction and architectural coatings.
Equipment to be used during construction includes rubber tire dozers, tractors, loaders, backhoes,
excavators, graders, pavers and other paving equipment, rollers, cranes, forklifts, generator sets,
welders, and air compressors.
GHG emissions were calculated using the latest CalEEMod Version2016.3.2 air quality model. For the
purpose of estimating the Project’s emissions, it was assumed that construction of the Project would
begin in November 2021 with completion in January 2023 and includes construction of the entire
Project including utility infrastructure, facilities, improvements and structures. The expected annual
construction emissions are provided in Table 4.9-3 below.
Table 4.9-3
Expected Annual Construction Emissions (MT CO2E)
Year
2021
2022

Bio-CO2
0.00
0.00

NBio-CO2
514.14
39.03

Total CO2
514.14
39.03

CH4
0.09
0.01

Total
Yearly Average Construction Emissions (MT CO2E / year over 30 years)

N2O
0.00
0.00

CO2E
516.46
39.19
555.65
18.52

Source: Greenhouse Gas Screening Letter Prepared by Ldn Consulting, Inc. (Appendix I)

Total cumulative or combined construction emissions are generated prior to operations and will
ultimately contribute to yearly GHG emission levels of the Project as a whole. Therefore, it is acceptable
to average the total construction emissions over a 30-year period which represents an average lifecycle
of a Project (South Coast Air Quality Management District, 2014). Based on the results of Table 4.9-3
above, the 30-year average emissions would be 18.52 MT CO2E.
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Operation Impacts
Emissions from daily operations would include sources such as area, energy, mobile, solid waste and
water uses. The Project is expected to be fully operational in 2023 and would generate the first
complete year of GHG emissions in 2024. As identified in the Vehicle Miles Traveled Analysis prepared
by LOS Engineering, Inc. (Appendix N), the Project is estimated to generate 475 ADT. As with
construction emissions, operation emissions were calculated using the latest CalEEMod Version 2016.3.2
model. Operation emissions from the Project would also include amortized construction emissions from
Table 4.9-3 above. The expected operational emissions are provided in Table 4.9-4.
Table 4.9-4
Expected Annual Operational Emissions (MT CO2E)
Source
Area
Energy
Mobile
Waste
Water

Bio-CO2
0.00
0.00
0.00
8.88
0.34

NBio-CO2
Total CO2
CH4
N2O
0.01
0.01
0.00
0.00
59.94
59.94
0.00
0.00
198.90
198.90
0.01
0.00
0.00
8.88
0.52
0.00
6.98
7.32
0.04
0.00
Total Operations
Total Construction Emissions (Amortized over 30 years from Table 4.9-3 above)
Total Cumulative Operations (Construction + Operation)
CarMax Customers Per Day
Emissions per Service Population (SP)

CO2E
0.01
60.16
199.20
22.00
8.47
289.84
18.52
308.36
237
1.30

Source: Greenhouse Gas Screening Letter Prepared by Ldn Consulting, Inc. (Appendix I)

Based on the results provided in Table 4.9-4, the Project would generate 308.26 MT CO2E each year
during a typical operational year. This includes the combined operational and construction GHG
emissions over a 30-year period.
The Project would not exceed the City’s 900 MT CO2E screening threshold for Projects that must assess
Project-induced emissions against CAP-aligned thresholds of significance and therefore would be in
compliance with the City’s CAP. Furthermore, the Project would serve up to approximately 237
customers per day, which would be considered the service population for the Project. Given this, the
Project would generate approximately 1.3 MT CO2E/SP, which is less than the 3.5 MT CO2E/SP CAP
threshold for projects that will be implemented prior to year 2025. Thus, the Project will not generate
GHG emissions, either directly or indirectly, that may have a significant impact on the environment and
impacts are less than significant.
b. Conflict with an applicable plan, policy, or regulation adopted for the purpose of reducing the
emissions of greenhouse gases?
Consistency with City of Oceanside General Plan
The Project would be consistent with the policies set forth in the City General Plan Land Use Element
and ECAE as provided in Section 4.9.2 that are designed to reduce the emissions of GHG, promote
alternative transportation and other methods of efficiency. The Project would provide improvements
along Plaza Drive including a 5-foot sidewalk and pedestrian ramps on both sides of the street, to
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connect to existing sidewalks to the east and west of the Project site. Improvements along Plaza Drive
would also include a designated 8-foot bicycle lanes on both sides of the street, in accordance with the
Land Use Element policies related to Bicycle and Pedestrian Facilities. The provision of sidewalks and
bicycle lanes will provide safe access to the surrounding commercial areas. The Project would promote
energy efficiency within buildings including energy efficient appliances.
In accordance with the ECAE, the Project would be an infill Project surrounded by other commercial
development to the west and northwest and residential developments to the east and south. Seven (7)A
total of 22 EV charging parking spaces and 11 charging facilities would be provided in the customer and
employee parking lot in accordance with the California Green Building StandardsCity’s Zoning Ordinance
Section 3048. Project construction would comply with all construction waste diversion requirements.
The Project would not conflict with the General Plan applicable goals and policies related to GHG
emissions.
Consistency with City of Oceanside Climate Action Plan
The CAP was developed to align with state efforts to reduce GHG emissions and meet the State of
California’s 2050 GHG reduction goal. As provided in Table 4.9-4, the Project would generate 308.36 MT
CO2E each year during a typical operational year. This includes the combined operational and
construction GHG emissions over a 30-year period. The Project would not exceed the City’s 900 MT CO2E
screening threshold for Projects that must assess Project-induced emissions against CAP-aligned
thresholds of significance. Further, the Project would generate approximately 1.3 MT CO2E/SP, which is
less than the 3.5 MT CO2E/SP CAP threshold for projects that will be implemented prior to year 2025.
Therefore, the Project would be in compliance with the City’s CAP and the Project would not generate a
significant impact to GHG emissions.
Consistency with SB 32, EO S-3-05
Executive Order S-3-05 establishes the following goals: GHG emissions should be reduced to 2000 levels
by 2010, 1990 levels by 2020, and 80% below 1990 levels by 2050. SB 32 establishes a GHG emissions
reduction target whereby CARB, in adopting rules and regulations to achieve the maximum
technologically feasible and cost-effective GHG emissions reductions, shall ensure that statewide GHG
emissions are reduced to at least 40% below 1990 levels by December 31, 2030. The Project would
generate 308.36 MT CO2E each year during a typical operational year. This includes the combined
operational and construction GHG emissions over a 30-year period. The Project would not exceed the
City’s 900 MT CO2E screening threshold for Projects that must assess Project-induced emissions against
CAP-aligned thresholds of significance. Further, the Project would generate approximately 1.3 MT
CO2E/SP, which is less than the 3.5 MT CO2E/SP CAP threshold for projects that will be implemented
prior to year 2025 and therefore would be in compliance with the City’s CAP.
The Project would not conflict with an applicable plan, policy, or regulation adopted for the purpose of
reducing the emissions of GHG, and impacts are less than significant.

4.9.5

Mitigation Implementation and Monitoring
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No significant impacts to GHG emissions have been identified and therefore no mitigation measures are
required.

4.9.6

Level of Significance After Mitigation

Project impacts to GHG emissions will be less than significant.
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