4.10 Hazards and Hazardous Materials

Chapter 4.10

HAZARDS AND HAZARDOUS MATERIALS

The following documents were used in the preparation of this section and are included in their entirety
in Appendix B, Appendix H, Appendix P, and Appendix Q:
EnviroApplications, Inc. September 11, 2019. Phase I Environmental Site Assessment Report for Proposed
Oceanside CarMax Facility. (Appendix B)
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)
EnviroApplications, Inc. November 6, 2019. Summary of Berm Soil Sampling. (Appendix P)
REC Consultants, Inc. March 2020. Cortese List Verification. (Appendix Q)

4.10.1

Environmental Setting

The Project Site consists primarily of disturbed and vacant land. The topography of the Project Site is
relatively flat, and slopes gently south towards Buena Vista Creek. Elevations range from 180 feet amsl
to 220 feet amsl. The Project Site has been previously graded and crushed rock is present along the
western boundary of the Project Site. No structures or roads exist onsite. The Project Site boundaries
are bisected by Plaza Drive, bounded on the north by SR-78, to the east by the DMV facility and Thunder
Drive, to the south by Buena Vista Creek and to the west by a shopping center. The Project Site is
surrounded primarily by commercial and residential uses.
The Project would be constructed in two (2) phases. The southern parcel, developed as Phase I, would
provide 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. The northern parcel would be developed as part of Phase II and would provide an additional
sales display area.
Site History
Aerial Photographs and Historic Topographic Maps
Historical uses of the Project Site were observed through aerial photographs of the Phase I
Environmental Site Assessment (ESA) Report prepared by EnviroApplications, Inc. (Appendix B). Table
4.10-1 summarizes the series of photographs observed:
Table 4.10-1
Aerial Photographs and Historic Uses
Year
1928
1939
1946
1953

Observations and Use
The subject property and surrounding area appear to be open, hilly land in a rural,
ranching setting. The currently existing roadways are not yet present. The subject
property appears to be covered with brush and Buena Vista Creek is clearly visible to the
south in its natural channel.
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The subject property still appears to be open, brush-covered land. State Route 78 has
been constructed through the area to the north. Beyond the freeway further to the
north are what appear to be a hospital campus and a drive-in movie theater. Thunder
Drive (unpaved) is present along the eastern boundary of the subject property. By the
time of the 1967 photo, the subject property and properties to the east appear to have
been graded.
The subject property appears to be vacant, graded land crossed by several trails. The
homes in the residential neighborhood across Thunder Drive to the east have been
constructed. Land along Buena Vista Creek to the south appears to have been graded to
control flooding. The land to the west of the subject property is still vacant. By the 1985
photo the currently existing CA DMV facility is present to the east of the subject
property.

1964
1967
1970

1979
1985

1989
1990
1994
2005
2009
2012
2016

The subject and surrounding properties appear similar to the way they did during the
reconnaissance visit for this ESA.

Source: Phase I Environmental Site Assessment (Appendix B)

Historic topographic U.S. Geological Survey (USGS) maps of the Project Site and surrounding area were
analyzed and summarized in Table 4.10-2 below. No indicators of historic or current American Society of
Testing and Materials (ASTM) recognized environmental conditions (RECs) were found.
Table 4.10-2
Historic USGS Topographic Map Review
Years
1996
2012

Observations
The subject property is depicted as vacant hillside land with SR-78 present to the north and
Marron Canyon and Buena Vista Creek to the south. The surrounding area on the 1996 map is
shaded pink, an indication of fully-developed land, with no features depicted.

Source: Phase I Environmental Site Assessment (Appendix B)

Table 4.10-3 below summarizes the historical uses of the properties surrounding the Project Site.
Table 4.10-3
Historical Adjacent Property Uses
Direction
North
East
South
West

Summary of Historical Use
Originally open hillside land that became developed with the east-bound lanes of SR-78.
Originally open hillside land that became developed with, from north to south: the Oceanside
DMV facility at 4005 Plaza Drive then Thunder Drive, followed by a residential neighborhood.
Always occupied by Buena Vista Creek, whose banks have undergone grading for flood control
purposes.
Originally open hillside land that became developed with a large, multi-tenant shopping center
with nearest address being 3841 Plaza Drive (a vacant shop for lease).

Source: Phase I Environmental Site Assessment (Appendix B)

Site Reconnaissance
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Site Reconnaissance Methodology
A reconnaissance visit to the Project Site was conducted by EnviroApplications, Inc. on July 29, 2019 and
the results are provided in the Phase Environmental Site Assessment Report (Appendix B). Methodology
used to observe the subject property included the following:




Traverse the central area of the subject property lots.
Walk the reasonable accessible boundary areas of the subject property.
Observe adjacent property areas from public thoroughfares.

Hazardous Substances and Petroleum Products
No hazardous substances or petroleum products; drums; strong pungent or noxious odors; pools of
liquid, unidentified substance containers; or other observed evidence of hazardous substances or
petroleum products were observed.
Additionally, no underground storage tanks or aboveground storage tanks were observed.
Exterior Observations
No pits, ponds, or lagoons; stained soil or pavement; stressed vegetation; waste streams or waste
collection areas; or solid waste disposal areas were observed onsite. No sources of wastewater;
indication of storm water discharge; wells; septic systems; electrical power transmissions lines or other
sources of elevated electromagnetic radiation were observed onsite.
Two (2) mounds of fill soil located on the eastern portion of the property adjacent to Thunder Drive
appear to consist of several hundred cubic yards of soil. While not qualifying as an ASTM REC, the
mounds of fill soil were recommended for Phase II soil sampling and analysis to determine the source of
the soil and its contents. The Summary of Berm Soil Sampling prepared by EnviroApplications, Inc. is
provided as Appendix P. The results of the soil sampling are discussed below.
No potential adverse environmental conditions were observed and no evidence of an ASTM REC or
Historic REC (HREC) was observed on the Project Site based on the reconnaissance visit.
Soil Sampling Results
Following the initial reconnaissance visit, EnviroApllications, Inc. conducted a visit to collect soil samples
from the mounds of fill soil located on the eastern portion of the property. Approximately 30 soil
samples were collected from 10 locations at depths of approximately 1.5-, 3-, and 5-feet below the
surface of the mounds. The 10 samples collected from the 3three-foot depth interval were submitted
for laboratory analysis which screened for VOCs identified by U.S. EPA Method 8260B, including: Total
Petroleum HydroCarbons (TPH) Extended Range by EPA Method 8015B, California Administrative
Manual (CAM) 17 Metals by EPA Method 6010B, mercury by EPA Method 7471A, and organochlorine
pesticides by EPA Method 8081A. Based on the results from these samples, the remaining 20 samples
were not analyzed.
VOCs, TPH in the gasoline fuel range (TPHg), and organochlorine pesticides were not detected in any of
the soil samples collected.
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TPH in the diesel fuel range (TPHd) was detected in four of the samples collected, with detected
concentrations ranging from 4.9 to 217.4 milligrams per kilogram (mg/kg). Total TPH was detected in
eight of the soil samples collected, with concentrations detected ranging from 5.1 to 220 mg/kg.
Concentrations of 12 of the 17 CAM metals were detected in the samples collected.
Based on the results obtained, it was concluded that the mounds of fill soil are not considered a health
risk for a commercial property with comparisons to the Department of Toxic Substances Control (DTSC)
Screening Levels, and that the metal concentrations detected are within the range of typical elemental
metal concentrations in soils of the western United States.
Environmental Records Review
A government agency database search report was obtained from Environmental Data Resources, Inc.
(EDR) and found that the Project Site is not listed in the EDR Report nor do listings for nearby sites have
the potential to impact the Project Site. The EDR Report did not indicate any oil or gas well sites located
near the site and there are no existing or abandoned oil or gas wells or dry holes present on, or within a
one-mile radius of the Project Site. A local and regional environmental records search was obtained for
the Project Site and no records associated with the Project Site were found by the following agencies:
DEH, OFD, Oceanside Building Department, Department of Toxic Substance Control, San Diego Water
Board, SDAPCD and the Oceanside Water Utilities Department. The environmental records review did
not result in an indication of a potential ASTM HREC or REC for the Project Site.
Other Environmental Hazards
Other environmental risks screened for in the search included lead-based paint, asbestos, flood zones,
vapor encroachment, radon, dry cleaning operations, mold, and pesticides and other agricultural
chemicals. There are no existing structures located onsite and therefore the presences of lead-based
paint, asbestos, and mold were considered negligible. The Project Site is located within the 100-year and
500-year flood plain as depicted in the FEMA flood insurance rate map (FEMA Panel 06073C0766G). No
VOC release sites located hydrogeologically up-gradient, or immediately side-gradient of the Project Site
that could act as a source of contamination to oil gas underlying the Project Site. The potential for
subsurface contaminant vapor reaching the site is low. Based on the Federal EPA Radon Zone rating and
California Department of Health Services (CDHS) survey results radon gas is not expected to represent
an environmental impact risk at the Project Site. No dry cleaning operations were reported or observed
to be at or near the Project Site. Lastly, the historical research for the Project Site does not indicate that
it was ever used for agricultural purposes, and therefore there are no concerns regarding residual
pesticides or other agricultural chemicals presenting environmental impacts to the Project Site.
Cortese List
Below are the data resources that provide information regarding the facilities or sites identified as
meeting the “Cortese List” requirements pursuant to Government Code Section 65962.5. The Project
was not listed under the following data resources:


List of hazardous waste and substances from the DTSC EnviroStor database;
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List of leaking underground storage tank sites form the State Water Board’s GeoTracker
database;
List of solid waste disposal sites identified by Water Board with waste constituents above
hazardous waste levels outside the waste management unit;
List of “active” Cease and Desist Orders (CDO) and Cleanup Abatement Orders (CAO) from
Water Board; and
List of hazardous waste facilities subject to corrective action pursuant to Section 25187.5 of the
Health and Safety Code, identified by DTSC.

Wildfire Setting and History
The threat of brushfire is endemic to the Southern California coastal area, and the probability of fire
occurring in the City is higher than for any other natural hazard. The City’s climate, topography, and
wildland urban interface, when fueled by shrub overgrowth, Santa Ana winds, and high temperatures,
creates an ever-present threat of wildland fire.
Brush fire hazards exist to some degree throughout the City; however, it is “high” only in areas in
proximity to residential development. The hazard is rated “extreme” in those areas where the
vegetation changes from grass and sage to the denser and more flammable chaparral; an even higher
risk occurs where residential development is scattered on large lots, where more of the natural
vegetation is preserved, than in the standard single-family development. The Project Site is not located
in an area of “high” or “extreme” fire hazard as depicted in Figure PS-5 in the General Plan Public Safety
Element.
While there are some patches of native vegetation onsite, the Project Site vegetation can largely be
characterized as disturbed land with patches of ruderal, ice plant, and ornamental vegetation. The
Project Site is characterized by Urban and Built-up land by the FMMP as displayed in Figure 10.
Additionally, the Project Site is not located in a State Responsibility Area (SRA) recognized by the Board
of Forestry and Fire Protection.
Airport Hazards
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 Municipal Airport Land Use Compatibility Plan (ALUCP).

4.10.2

Regulatory Setting

Federal
Federal Toxic Substances Control Act and Resource Conservation and Recovery Act
The Federal Toxic Substances Control Act of 1976 and the Resource Conservation and Recovery Act
(RCRA) of 1976 established a program administered by the U.S. EPA for regulation of the generation,
transportation, treatment, storage and disposal of hazardous waste. The RCRA was amended in 1984 by
the Hazardous Solid Waste Act which affirmed and extended the “cradle-to-grave” system of regulating
hazardous wastes. Any business, institution, or other entity that generates hazardous waste is required
to identify and track the waste from the point of generation until it is recycled, reused, or disposed.
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Under the authority of the RCRA, the regulatory framework for managing hazardous waste, including
requirements for entities that generate, store, transport, treat and dispose of hazardous waste is found
in Title 40, Part 260-299, of the Code of Federal Regulations (CFR).
Hazardous Materials Transportation Act
The U.S. Department of Transportation regulates hazardous materials transportation under Title 49 of
the CFR. State agencies with primary responsibility for enforcing federal and state regulations and
responding to hazardous materials transportation emergencies are the California Highway Patrol (CHP)
and Caltrans. These agencies also govern permitting for hazardous materials transportation.
Comprehensive Environmental Response, Compensation, and Liability Act
The Comprehensive Environmental Response, Compensation, and Liability Act of 1980 (CERCLA),
commonly known as “Superfund”, was enacted by Congress on December 11, 1980. This law provided
broad federal authority to respond directly to releases or threatened releases of hazardous substances
that may endanger public health or the environment. CERLA established requirements concerning
closed and abandoned hazardous waste sites, provided for liability of persons responsible for releases of
hazardous waste at these sites, and established a trust fund to provide for cleanup when no responsible
party could be identified. CERCLA also enabled the revision of the National Contingency Plan which
provided the guidelines and procedures needed to respond to releases and threatened releases of
hazardous substances, pollutants, or contaminants.
Occupational Safety and Health Administration
The Occupational Safety and Health Administration (OSHA) is the federal agency responsible for
ensuring worker safety. These regulations provide standards for a safe workplace and work practices,
including those relating to hazardous materials handling and infection prevention during the
Coronavirus Disease 2019 (COVID-19) pandemic. Under OSHA, contractors are required to comply with
hazardous materials management and handling requirements to reduce the possibility of hazardous
spills. OSHA provides guidance for construction employers and workers, such as those engaged in
carpentry, ironworking, plumbing, electrical, heating/ventilation/air conditioning, masonry and concrete
work, utility construction work, and earthmoving activities.
Resources Conservation and Recovery Act
The Resources Conservation and Recovery Act (RCRA) is the principal law governing the management
and disposal of hazardous materials. RCRA is considered a “cradle-to-grave” statute for hazardous
wastes in that it addresses all aspects of hazardous materials from creation to disposal. RCRA applies to
the Project because RCRA is used to define hazardous materials and provide requirements for their
storage, use and disposal; off-site disposal facilities and the wastes each may accept are regulated under
the RCRA.
International Fire Code
The International Fire Code (IFC), created by the International Code Council (ICC), is the primary means
for authorizing and enforcing procedures and mechanisms to ensure the safe handling and storage of
any substance that may pose a threat to public health and safety. The IFC regulates the use, handling,
and storage requirements for hazardous materials at fixed facilities. The IFC and the International
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Building Code (IBC) use a hazard classification system to determine what protective measures are
required to protect life safety in relation to fire. These measures may include construction standards,
separations from property lines, and specialized equipment. To ensure that these safety measures are
met, the IFC employs a permit system based on hazard classification.
Federal Aviation Administration
The Federal Aviation Administration (FAA) has primary responsibility for the safety of civil aviation. The
FAA’s major functions regarding hazards include the following: 1) developing and operating a common
system of air traffic control and navigation for both civil and military aircraft, 2) developing and
implementing programs to control aircraft noise and other environmental effects of civil aviation, 3)
regulating U.S. commercial space transportation, and 4) conducting reviews to determine that the safety
of persons and property on the ground are protected.
Federal Response Plan
The FEMA Federal Response Plan (FRP) published April of 1999, is a signed agreement amongst 27
Federal departments and agencies, including the American Red Cross and provides the following:
mechanisms for coordinating delivery of Federal assistance and resources to augment efforts of State
and local governments overwhelmed by a major disaster or emergency; supports implementation of the
Robert T. Stafford Disaster Relief and Emergency Assistance Act, as amended (United States Code, Title
42, 5121 et seq.) as well as individual agency statutory authorities; and supplements other Federal
emergency operations plans developed to address specific hazards. The FRP is implemented in
anticipation of a significant event likely to result in a need for Federal assistance and in response to an
actual event requiring Federal assistance under a Presidential declaration of a major disaster or
emergency.
State
California Occupational Safety and Health Administration
CalOSHA is the primary agency responsible for worker safety in the handling and use of chemicals in the
workplace. CalOSHA standards are generally more stringent than federal regulations. The employer is
required to monitor worker exposure to listed hazardous substances and notify workers of exposure.
The regulations specify requirements for employee training, availability of safety equipment, accident
prevention programs, and hazardous substance exposure warnings. CalOSHA also provides workplace
safety and health guidelines for employers to take steps to protect workers during COVID-19 including
specific guidelines for employers and workers in the construction industry.
California Hazardous Waste Control Act
DTSC is responsible for the enforcement of the Hazardous Waste Control Act (California Health and
Safety Code, Section 25100 et seq.), which creates the framework under which hazardous wastes are
managed in California. The law provides for the development of a state hazardous waste program that
administers and implements the provisions of the federal RCRA cradle-to-grave waste management
system in California. While the Hazardous Waste Control Act is generally more stringent than RCRA, until
the EPA approves the California hazardous waste control program (which is charged with regulating the
generation, treatment, storage, and disposal of hazardous waste), both the state and federal laws apply
in California. The Hazardous Waste Control Act lists 791 chemicals and approximately 300 common
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materials that may be hazardous; establishes criteria for identifying, packaging, and labeling hazardous
wastes; prescribes management controls; establishes permit requirements for treatment, storage,
disposal, and transportation; and identifies some wastes that cannot be disposed of in landfills.
According to Title 22 of the CCR, Sections 66001 et seq., substances having a characteristic of toxicity,
ignitability, corrosivity, or reactivity are considered hazardous waste. Hazardous wastes are hazardous
substances that no longer have a practical use, such as material that has been abandoned, discarded,
spilled, or contaminated or stored prior to proper disposal. Toxic substances may cause short-term or
long-lasting health effects ranging from temporary effects to permanent disability or death.
Other types of hazardous materials include radioactive and biohazardous materials. Radioactive
materials and wastes contain radioisotopes, which are atoms with unstable nuclei that emit ionizing
radiation to increase their stability. Biohazardous materials and wastes include anything derived from
living organisms. They may be contaminated with disease-causing agents, such as bacteria or viruses.
Government Code Section 65962.5 (a), Cortese List
California Government Code, Section 65962.5, commonly referred to as the Cortese List, was originally
enacted in 1985. Government Code Section 65962.5 requires the CalEPA to develop, at least annually,
an updated Cortese List. The DTSC is responsible for compiling and updating a list of the following:






List of hazardous waste and substances from the DTSC EnviroStor database;
List of leaking underground storage tank sites form the State Water Board’s GeoTracker
database;
List of solid waste disposal sites identified by Water Board with waste constituents above
hazardous waste levels outside the waste management unit;
List of “active” Cease and Desist Orders (CDO) and Cleanup Abatement Orders (CAO) from
Water Board; and
List of hazardous waste facilities subject to corrective action pursuant to Section 25187.5 of the
Health and Safety Code, identified by DTSC.

California Accidental Release Prevention Program
The California Accidental Release Prevention (CalARP) Program CCR, Title 19, Division 2, Chapter 4.5
regulates facilities that use or store regulated substances, such as toxic or flammable chemicals, in
quantities that exceed established thresholds. The overall purpose of CalARP is to prevent accidental
release of regulated substances and reduce the severity of releases that may occur.
California Aboveground Petroleum Storage Act
The Aboveground Petroleum Storage Act (APSA) was originally adopted in 1989 and administered by the
State Water Resources Control Board Regional Water Quality Control Boards. AB 1130 transferred the
responsibility for the implementation, enforcement and administration of aboveground storage of
petroleum to Unified Program Agencies (UPA). APSA regulates non-transportation related facilities with
aggregate aboveground petroleum storage capacities of 1,320 gallons or more stored in aboveground
storage containers, tanks, or oil-filled equipment. Unless exempted, a facility in the APSA Program must
prepare and implement a Spill Prevention, Control and Countermeasures (SPCC) Plan, submit facility
information in the California Environmental Reporting System (CERS), and pay a fee to the UPA. The
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intent of the SPCC Plan is prevention of, preparedness for, and response to petroleum discharges by
describing procedures, methods, and equipment at the facility to prevent such discharges.
California Health and Safety Code
In California, the handling and storage of hazardous materials is regulated by Division 20, Chapter 6.95,
of the California Health and Safety Code (Section 25500 et seq.). Under this Section, facilities handling
hazardous materials are required to prepare a hazardous materials business plan. Hazardous materials
business plans contain basic information about the location, type, quantity, and health risks of
hazardous materials stored, used, or disposed of in the state.
Chapter 6.95, Section 25507, of the California Health and Safety Code establishes minimum statewide
standards including the minimum quantities for which businesses shall prepare a Hazardous Materials
Business Plan. Additionally, in the event that a facility stores quantities of specific acutely hazardous
materials above the thresholds set forth by the California Health and Safety Code, facilities are also
required to prepare a risk management plan and California accidental release prevention plan.
California Emergency Services Act
Under the Emergency Services Act (California Government Code Section 8558 et seq.), the State of
California developed an emergency response plan to coordinate emergency services provided by
federal, state, and local agencies. The Governor’s Office of Emergency Services administers the
emergency response plans and coordinates the responses of other agencies, including the EPA, CHP,
Regional Water Quality Control Boards (RWQCBs), air quality management districts, and county disaster
response offices.
California Fire Code
The California Fire Code (CFC) is Chapter 9 of Title 24 of the CCR. It was created by the California Building
Standards Commission and is based on the IFC created by the ICC. The CFC is the primary means for
authorizing and enforcing procedures and mechanisms to ensure the safe handling and storage of any
substance that may pose a threat to public health and safety. The CFC regulates the use, handling, and
storage requirements for hazardous materials at fixed facilities. The CFC and the CBC use a hazard
classification system to determine what protective measures are required to protect fire and life safety.
Local
County of San Diego Department of Environmental Health
The County DEH Hazardous Materials Division (HMD) is responsible for the protection of public health
and the environment by ensuring hazardous materials, hazardous waste, medical waste, aboveground
tanks and underground storage tanks are properly managed. The HMD has the authority pursuant to
state law and County Code to regulate facilities that handle or store hazardous materials, and/or
generate or treat hazardous waste.
San Diego County Emergency Operations Plan
The Emergency Operations Plan is for use by the County and all of the cities within the County to
respond to major emergencies and disasters. It describes the roles and responsibilities of all County
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departments and the relationship between the County and all its departments and the jurisdictions
within the County. The plan also identifies the sources of outside support that may be provided, through
mutual aid and specific statutory authorities, by other jurisdictions, state and federal agencies, and the
private sector.
San Diego County Multi-Jurisdiction Hazard Mitigation Plan
The Multi-Jurisdictional Hazard Mitigation Plan was prepared in 2010 and was revised in October 2017
and was prepared to meet FEMA requirements thus, making the County and all participating
jurisdictions and special districts eligible for funding and technical assistance from the state and federal
hazard mitigation programs. The plan includes a risk assessment to enable local jurisdictions to identify
and prioritize appropriate mitigation actions that will reduce losses from potential hazards, including
flooding, earthquakes, fires and artificial hazards. To address potential hazards, the plan incorporates
mitigation goals and objectives, mitigation actions and priorities, an implementation plan, and
documentation of the mitigation planning process for each of the 21 participating jurisdictions, including
the City.
California Disaster and Civil Defense Master Mutual Aid Agreement
As provided for in the California Emergency Services Act, the California Disaster and Civil Defense Master
Mutual Aid Agreement was developed in 1950 and adopted by all 58 counties in California. This
statewide mutual aid system is designed to ensure that adequate resources prove to be inadequate to
cope with a give situation. The County is located in Mutual Aid Region 6 of the state system, which also
includes Imperial, Riverside, San Bernardino, Inyo, and Mono counties.
Oceanside Municipal Airport Land Use Compatibility Plan
The County Regional Airport Authority develops and adopts ALUCPs for each public use and military
airport within its jurisdiction. The Oceanside Municipal ALUCP provides policies to ensure compatibility
with the airport and surrounding land uses. Policies range from noise, overflight zones, and safety zones.
City of Oceanside Emergency Operations Plan
In 2017, the City adopted an Emergency Operations Plan. The purpose of the plan is to define the
actions and roles necessary to provide a coordinated response, in order to ensure the most effective use
of all resources for the maximum benefit, protection, and resiliency of the community in times of
emergency. It includes an assessment of hazards the City faces, and establishes a system for
coordinating the prevention, preparedness, response, recovery, and mitigation phases of emergency
management. The plan defines responsibilities, establishes an emergency organization, and defines lines
of communication.
City of Oceanside General Plan
The General Plan serves as a policy guide for determining the appropriate physical development and
character of the City.
Hazard Waste Management Element of the General Plan
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The Hazardous Waste Management Element of the City’s General Plan provides measures necessary for
the protection of the citizens of Oceanside during the siting of hazardous waste facilities in coordination
with the San Diego County Hazardous Waste Management Plan, and measures to reduce the need for
such facilities through the minimization of hazardous materials and wastes.
Public Safety Element of the General Plan
The Public Safety Element of the General Plan identifies and addresses features or characteristics
existing in or near the City that represent a potential hazard to the community’s citizens, sites and
structures, public facilities and infrastructure. It establishes policies to minimize the danger to residents,
workers, and visitors while identifying actions needed to manage crisis situations such as earthquakes,
fires, and floods. This element also provides a Public Safety Plan which includes maps indicating areas
that have increased susceptibility to these hazards and relocation routes during emergency evacuations.
The following roadway relocation routes identified in the Public Safety Element are in proximity to the
Project Site:




College Boulevard between Oceanside Boulevard and Lake Boulevard
SR- 78 (throughout the entire City)
Lake Boulevard from College Boulevard to Cannon Road

4.10.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Create a significant hazard to the public or the environment through the routine transport, use,
or disposal of hazardous materials;
b. 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;
c. Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or
waste within one-quarter mile of an existing or proposed school;
d. Be 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 it create a significant hazard to the
public or the environment;
e. For a Project located within an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, would the Project result in a
safety hazard or excessive noise for people residing or working in the Project area;
f. Impair implementation of or physically interfere with an adopted emergency response plan or
emergency evacuation plan;
g. Expose people or structures, either directly or indirectly, to a significant risk of loss, injury or
death involving wildland fires.

4.10.4

Project Impact Analysis

Would the Project:
a. Create a significant hazard to the public or the environment through the routine transport, use,
or disposal of hazardous materials?
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Construction
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. Proper BMPs such as proper and clear labeling
of chemicals, storage in approved containers, preparation of an accidental release plan, and compliance
with hazardous materials handling protocols would be prepared and implemented to ensure safe
storage, handling, transport, use and disposal of all hazardous materials during the construction phase
of the Project, in compliance with all applicable laws, ordinances, rules, regulations, and orders. The
Contractor would ensure hazardous waste generated is properly disposed by a California registered
hazardous waste hauler.
Project construction would also adhere to all local standards set forth by the City, as well as state and
federal health and safety requirements that are intended to minimize hazardous materials risk to the
public, such as CalOSHA requirements, Hazardous Waste Control Act CalARP, and the California Health
and Safety Code.
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.
Operation
Operation of the proposed CarMax 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, and additional sales display area. Typical
daily operations include deliveries of vehicles, parts and supplies to the site, vehicle sales and test
drives, preparation of vehicles for sales, and vehicle service work which is to be performed inside fullyconditioned buildings equipped with rollup doors. 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.
The Project would be expected to handle small quantities, at a time, of commonly used hazardous
substances such as cleaning solvents, diesel, gasoline, and oil as part of daily operations. The servicing
operations would require the storage, transport, use and disposal of such potentially hazardous
materials. Gasoline would be transported to the site by fuel trucks, which is a routine, permitted use.
Given the quantities of potentially hazardous materials and the characteristics of use (e.g., routine
maintenance and cleaning) the Project would not be considered a potential risk to human health or the
environment. Fuel transportation would be subject to federal tank, placard, and shipment
documentation and reporting requirements. The amount of hazardous materials stored and used is
expected to be limited and would be required to comply with applicable local, state and federal
regulations.
The Project would comply with the County DEH HMD for submitting a Hazardous Materials
Questionnaire to complete a Hazardous Materials Plan Check application to obtain a Unified Program
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Facility Permit (UPFP). The UPFP regulates handling and storage of hazardous materials, facilities that
generate hazardous waste, and facilities that store over 1,320 gallons of above ground petroleum.
A private aboveground fuel storage tank with a capacity of 4,000 gallons would be located to the south
of the sales building with a non-public fuel pump within the secured staging area to fuel inventory
vehicles as needed. The aboveground storage tank would have a doubletriple-wall design in order to
provide an additional level of containment protection. The Project will comply with the following County
DEH HMD regulations and will obtain the required permits for operation of the aboveground fuel
storage tank.
Operation of aboveground fuel storage tanks with a total storage capacity of 1,320 gallons or more of
petroleum are subject to the Aboveground Petroleum Storage Act (APSA). The County DEH, HMD is the
Certified Unified Program Agency (CUPA) responsible for the regulatory inspections of all tank facilities
subject to the APSA in the County. In accordance with the APSA program, the Project would prepare and
implement a Spill Prevention, Control and Countermeasure (SPCC) Plan in order to prevent discharge of
petroleum and to allow for the preparedness and proper response of petroleum discharges. The SPCC
Plan is to be kept onsite for HMD inspections.
The Project would also be required to submit a Hazardous Material Business Plan to the County of San
Diego DEH HMD that details the onsite use and storage of fuels in order to prevent damage to public
health, safety, and the environment. The Hazardous Materials Business Plan also provides emergency
response personnel with adequate information to help better prepare and respond to incidents at
regulated facilities. The aboveground storage tank and associated facilities would undergo yearly
inspections by the County DEH including inspections of any installations, repairs or required updates.
Anticipated chemicals used in the carwash are as follows: presoak Hi pH 366, carwash detergent Blue
Coral hi pH3600, Rain X Protectant, and Cold Wax (or similar). These chemicals would be stored and
labeled in closed containers inside the carwash and used in only the small amounts necessary. Carwash
wastewater would go into an oil water separator, the water would be reused in the carwash and the
separated chemicals and oil would be taken off-site to be treated by a certified waste vendor.
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
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.
b. 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?
The Phase I Environmental Site Assessment (Appendix B) revealed no evidence of potential ASTM RECs,
controlled RECs, or historical RECs associated with the existing Project Site. Furthermore, soil sampling
and analysis of the two fill mounds located on the eastern portion of the Project Site, provided in the
Summary of Berm Soil Samples prepared by EnviroApplications, Inc. (Appendix P), determined that the
soil was not considered a health risk for a commercial property when compared to DTSC Screening
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Levels. Thus, the likelihood of release of hazardous materials into the environment from upset and
accident conditions during grading and earth-moving activities onsite is minimal.
As discussed above in Section 4.10.4a, handling of potentially hazardous materials during Project
construction would be temporary in nature, and limited to quantities and concentrations consistent with
a typical infill commercial use of this size. Proper BMPs such as proper and clear labeling of chemicals,
storage in approved containers, preparation of an accidental release plan, and compliance with
hazardous materials handling protocols would be prepared and implemented to reduce significant
hazards to the public or the environment.
During Project operations, the Project would be expected to handle small quantities of commonly used
hazardous substances such as cleaning solvents, diesel, gasoline, and oil as part of daily operations. Fuel
transportation would be subject to federal tank, placard, and shipment documentation and reporting
requirements. A private aboveground fuel storage tank with a capacity of 4,000 gallons would be
located to the south of the sales building with a non-public fuel pump within the secured staging area to
fuel inventory vehicles as needed. The aboveground storage tank would have a doubletriple-wall design
in order to provide an additional level of containment protection. The Project will comply with the
following County DEH HMD regulations and will obtain the required permits for operation of the
aboveground fuel storage tank.
The Project would be required to submit a Hazardous Material Business Plan to the County DEH HMD
that details the onsite use and storage of fuels in order to prevent damage to public health, safety, and
the environment involving the release of hazardous materials. Chemicals used in the carwash would be
stored in closed containers and used in small amounts. Wastewater from the carwash would go into an
oil water separator, the water would be reused in the carwash and the separated chemicals and oil
would be taken off-site to be treated by a certified waste vendor.
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.
c. Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or
waste within one-quarter mile of an existing or proposed school?
The Project Site is not located within 0.25 mile of an existing or proposed school. Calavera Hills
Elementary School and Calavera Hills Middle School, within the City of Carlsbad are located
approximately 0.7 mile southwest of the Project Site. Hope Elementary School, also within the City of
Carlsbad, is located approximately 1.2 miles southwest of the Project Site and Tri-City Christian School is
located approximately 0.8 mile northeast of the Project Site.
As discussed in Section 4.10.4a and 4.10.4b, 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.
CarMax Auto Superstore

March 2021
Page 4.10-14

4.10 Hazards and Hazardous Materials
As discussed in Section 4.4 Air Quality, 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.
d. Be 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 it create a significant hazard to the
public or the environment?
As part of the Phase I ESA (Appendix B) prepared for the Project Site, a government agency database
search report was obtained from Environmental Data Resources, Inc. (EDR) and found that the Project
Site is not listed in the EDR Report, and there are no listings for nearby sites have the potential to impact
the Project Site. The environmental records review did not result in an indication of a potential ASTM
HREC or REC for the Project Site.
Additionally, a Cortese List Verification (Appendix Q) pursuant to Government Code Section 65962.5
was prepared and the Project Site was not listed under the following data resources:






List of hazardous waste and substances from the DTSC EnviroStor database;
List of leaking underground storage tank sites form the State Water Board’s GeoTracker
database;
List of solid waste disposal sites identified by Water Board with waste constituents above
hazardous waste levels outside the waste management unit;
List of “active” CDO and CAO from Water Board; and
List of hazardous waste facilities subject to corrective action pursuant to Section 25187.5 of the
Health and Safety Code, identified by DTSC.

Therefore, 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.
e. For a Project located within an airport land use plan or, where such a plan has not been adopted,
within two miles of a public airport or public use airport, would the Project result in a safety
hazard or excessive noise for people residing or working in the Project area?
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. Due to the distance from the Oceanside Municipal Airport,
the Project would not expose workers or patrons to safety hazards associated with the airport.
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.
f.

Impair implementation of or physically interfere with an adopted emergency response plan or
emergency evacuation plan?
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The Project Site would be accessed from Thunder Drive at two main access points into the customer and
employee parking lot area. Plaza Drive separates the north and south parcels and would provide access
to the northern parcel sales display area that would be constructed as part of Phase II. The southern
parcel would have access off of Plaza Drive for test drives only and would not be accessible to the public.
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. The Project would provide all
required setbacks, fire truck access and turnarounds, fire hydrants, address numbers, sprinklers and an
OPTICOM system in accordance with the City Fire Department requirements. The OPTICOM system is a
traffic control system that provides a green light and intersection right-of-way to emergency vehicles.
As provided in the Public Safety Element of the General Plan, SR-78 to the north, College Boulevard
located to the west, and Lake Boulevard to the south of the Project Site are the nearest evacuation
routes. As part of the development process, the Project has been reviewed by the OFD to ensure it does
not impair any emergency response or evacuation plans.
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.
g. Expose people or structures, either directly or indirectly, to a significant risk of loss, injury or
death involving wildland fires?
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. Additionally, the Project Site is not
located in an area of “high” or “extreme” fire hazard as depicted in Figure PS-5 in the General Plan
Public Safety Element.
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 is located in a developed area and is surrounded
by commercial uses to the west, medium density residential uses and a DMV facility to the east and SR78 to the north. Located to the south are Buena Vista Creek, high density and residential estate uses,
commercial and public/semipublic uses including an OFD station. 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.

4.10.5

Mitigation Implementation and Monitoring

No significant impacts related to hazards and hazardous materials have been identified and therefore,
no mitigation measures are required.

4.10.6

Level of Significance After Mitigation
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Impacts related to hazards and hazardous materials from the implementation of the Project will be less
than significant.
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Chapter 4.11

HYDROLOGY AND WATER QUALITY

The following documents were used in the preparation of this section and are included in their entirety
in Appendix H, Appendix J, Appendix K and Appendix L:
EEI Engineering Solutions. September 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)
REC Consultants, Inc. February 28, 2020. Priority Development Project Storm Water Quality
Management Plan for CarMax Oceanside. (Appendix K)
REC Consultants, Inc. December 17, 2019. Technical Memorandum: SWMM Modeling for
Hydromodification Compliance of: CarMax Oceanside. (Appendix L)

4.11.1

Environmental Setting

In its existing conditions, the Project Site is vacant, but has been previously graded. The Project Site
contains a north and south parcel separated by Plaza Drive. Development of the southern parcel, which
will occur as Phase I, will include 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. Development of the northern parcel, which will occur as Phase II,
will include an additional sales display area with a security gate and control island.
While there are some patches of native vegetation onsite, it can largely be characterized as disturbed
land with patches of ruderal, ice plant, and ornamental vegetation. The overall topography of the
Project Site is relatively flat, sloping gently toward Buena Vista Creek in the southern portion of the
Project Site. Elevations range from approximately 180 feet amsl to 220 feet amsl, with the highest
elevations being in the northern parcel and the lowest elevations in the southern portion of the Project
Site along the creek.
Hydrologic Setting
The Project Site is located within the Vista Hydrologic Sub-Area 904.22 of the Buena Vista Creek
Hydrologic Area (HA) 904.20 of the Carlsbad Hydrologic Unit (HU). 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 USFWS’s National Wetlands Inventory (USFWS, 2019). 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).
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. Plaza Drive drainage flows west
towards the intersection of SR-78 and Plaza Drive where it enters a curb inlet. Runoff from the southern
parcel drains south towards Buena Vista Creek with a small portion draining east over the sidewalk and
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curb 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. Per County of San Diego drainage criteria, the Modified Rational Method is used to determine
peak design flowrates when the contributing drainage area is less than one (1) square mile. Since the
total watershed area discharging from the Project Site is less than one (1) square mile, Advanced
Engineering Software (AES) was used to model pre-and post-developed condition runoff response per
the Modified Rational Method. Table 4.11-1 below displays the existing conditions 100-year peak flows
from the Project Site.
Table 4.11-1
Existing Conditions Peak Flow
Discharge Location
POC-1
POC-2
POC-3
POC-4
TOTAL

Drainage Area
(Acre)
1.43
0.21
6.89
0.28
8.81

Runoff Coefficient
(C)
0.66
0.66
0.66
0.66

100-Year Peak Flow
(cubic feet/sec (cfs))
5.42
0.82
23.75
1.07

Source: Drainage Study for CarMax Oceanside Prepared by REC Consultants, Inc. (Appendix J)

Water Quality Setting
Treatment of storm water runoff from the site is addressed in the SWQMP prepared by REC Consultants,
Inc. (Appendix K). Hydromodification Management Plan (HMP) analysis is addressed in the Technical
Memorandum: SWMM Modeling for Hydromodification prepared by REC Consultants, Inc. (Appendix L).
Runoff from the Project Site flows into Buena Vista Creek, which flows west and ultimately contributes
to Buena Vista Lagoon, then discharges into the Pacific Ocean. According to Section 303(d) of the Clean
Water Act (CWA), Buena Vista Creek, Buena Vista Lagoon and the Pacific Ocean are identified as
impaired water bodies within the path of storm water from the Project Site. This means that storm
water runoff from the Project Site has the potential to impact any of the three (3) water bodies listed
above.
Groundwater Resources
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. Nor was groundwater
encountered in a separate geotechnical investigation conducted by Norcal Engineering in 2007 to a
depth of 50 feet below-ground-surface (NorCal Engineering, 2007). In general, groundwater is often
expected to follow the direction of surface topography. Based on Project Site topography, local
groundwater flow is expected to be in a westerly direction.

4.11.2

Regulatory Setting

Federal
Clean Water Act
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The CWA was adopted in 1972 and is the principal federal law for the regulation of water quality. The
CWA includes water quality standards, discharge limitations, and permits to protect the designated
beneficial uses of water resources.
Section 303 of the CWA requires states to adopt water quality standards for all surface waters of the
United States. The standards are based on the designated beneficial uses of the water body and must
protect the most sensitive use where multiple uses exist.
Section 401 of the CWA requires any person applying for a federal permit or license that may result in
pollutant discharge into waters of the United States to obtain a state certification. In California, the
SWRCB administers certifications through the nine (9) RWQCBs. It must be demonstrated that the
activity complies with all applicable water quality standards, restrictions, and limitations in order to
acquire certification. Section 401 certifications require applicants for federal permits relating to the
construction or operation of a facility that may result in the discharge of a pollutant to obtain
certification of those activities from the state in which the discharge originates. Section 404 establishes
a permitting program to regulate the discharge of dredged or filled material into waters of the United
States, which is administered by the United States Army Corp of Engineers (USACE).
Section 402 of the CWA places restrictions on certain types of construction, prohibiting discharges of
pollutants contained in storm water runoff, except in compliance with a NPDES permit.
National Pollutant Discharge Elimination System
The NPDES program was established in 1987 in an amendment to the CWA, authorized by Section 402.
In California, the NPDES program is implemented by the SWRCB. The program addresses nonagricultural sources of storm water runoff that could negatively impact the water quality of Waters of
the United States. Under the program, entities that are regulated must obtain an NPDES storm water
permit and implement a SWQMP and a SWPPP. The SWPPP must identify best management practices
(BMPs) to reduce or prevent the discharge of pollutants into receiving waters. The regulations generally
cover the following classes of storm water dischargers: operators of construction activities that disturb
one or more acre of land, operators of municipal separate storm sewer systems (MS4), and owners and
operators of certain industrial facilities. The SWPPP must also include description of BMPs to reduce
pollutants in storm water discharges after construction phases are completed (post-construction BMPs).
Implementation of the Project requires conformance with the NPDES Storm Water Program’s
Construction General Permit and the Regional MS4 Permit, as further defined and described below.
Federal Emergency Management Agency (FEMA)
FEMA is the primary federal agency responsible for coordination with communities to establish effective
floodplain management standards. FEMA prepares Federal Insurance Rate Maps, which delineate the
areas of special flood hazards and applicable risk premium zones. State and local agencies are
responsible for implementing regulations, ordinances and policies in compliance with FEMA
requirements to address floodplain management issues.
National Flood Insurance Act
FEMA administers the National Flood Insurance Program adopted under the National Flood Insurance
Act of 1968. This program makes federally subsidized flood insurance available to homeowners, business
owners, and renters within communities who participate in the program. Areas of special flood hazard
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(subject to inundation by a 100-year flood) are identified through regulatory flood maps called Flood
Insurance Rate Maps (FIRM). Restrictions are imposed on development within the regulatory floodplain.
Development is not allowed within the floodplain if it results in more than a one-foot increase in flood
elevation, and is not allowed within the delineated floodways of floodplains.
State
Porter-Cologne Water Quality Control Act
The Porter-Cologne Water Quality Control Act (Porter-Cologne Act) establishes the responsibilities and
authorities of the California SWRCB and its nine (9) RWQCBs, which include identifying water quality
objectives, preparing water quality plans for the region, and issuing NPDES permits. In California, all
surface waters and groundwater are considered to be “Waters of the State” under this the PorterCologne Act. Under the Porter-Cologne Act, a Water Quality Control Plan for the San Diego Basin was
prepared (San Diego Basin – Region 9), designating beneficial uses for water bodies in the San Diego
region and establishing water quality objectives and implementation plans to protect those uses.
Sustainable Groundwater Management Act of 2014
On September 16, 2014, Governor Jerry Brown signed into law a three-bill legislative package (AB 1739,
SB 1168 and SB 1319) known as the Sustainable Groundwater Management Act of 2014. The legislation
provides a framework for sustainable management of groundwater supplies by local authorities in highand medium-priority alluvial basins, as designated by the California Water Resources Control Board. The
groundwater sustainability agency, which can be a County, City or water district, must be formed by
June 30, 2017 and would be required to prepare a groundwater sustainability plan by January 31, 2022.
Each plan requires implementation measures to bring each basin into sustainability within 20 years of
implementation of the plan. In the County, the following four (4) basins have been designated to require
plans: San Diego River Valley Basin, San Pasqual Basin, San Luis Rey River Basin and Borrego Valley Basin
(all medium-priority basins). The Project Site is not located within a basin that requires a designated
groundwater sustainability plan.
Local
San Diego Basin Plan
The San Diego Basin Plan, most recently amended on May 17, 2016, sets forth water quality objectives
for Region 9. Specifically, the Basin Plan is designed to accomplish the following: (1) designate beneficial
uses for surface and ground water; (2) set the narrative and numerical objectives that must be attained
or maintained to protect the designated beneficial uses and conform to the state’s anti-degradation
policy; (3) describe mitigation measures to protect the beneficial uses of all waters within the region;
and (4) describe surveillance and monitoring activities to evaluate the effectiveness of the Basin Plan.
The San Diego Basin Plan incorporates by reference all applicable SWRCB and the San Diego Water
Board plans and policies.
Regional MS4 Permit (Order No. R9-2015-0100)
The San Diego Water Board regulates discharges from Phase I MS4s in the San Diego Region under the
Regional MS4 Permit. The Regional MS4 Permit covers 39 municipalities. These include the City, the
County and special district entities located in the County, Southern Orange County, and southwest
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Riverside County who own and operate large MS4s that discharge storm water runoff (from rainfall
events) and non-storm water runoff (e.g., dry weather runoff from irrigation overspray) to surface
waters throughout the San Diego Region. The Regional MS4 Permit requires development of Water
Quality Improvement Plans (WQIPs) that will allow the City to prioritize and address pollutants through
an appropriate suite of BMPs in each watershed.
Pursuant to the CWA, the Regional MS4 Permit includes requirements that prohibit non-storm water
discharges into MS4s and requires controls to reduce the discharge of pollutants in storm water to the
maximum extent practicable. The Regional MS4 Permit regulates pollutants, including suspended solids,
sediment, pathogens, heavy metals, petroleum products and polynuclear aromatic hydrocarbons,
synthetic organics, nutrients, oxygen demanding substances, detergents, and trash from sources
associated with various forms of land development including car emissions and maintenance, sewage,
pesticides, household hazards, pet waste and debris/litter.
The Regional MS4 Permit establishes water quality standards and requires the application of pollution
prevention, source control and treatment control BMPs to effectively prevent and remove pollutants
from runoff. The Regional MS4 Permit requires that BMP design and implementation occur at every
phase of development including the planning, construction and operational phases.
County of San Diego Code of Regulatory Ordinances
The County of San Diego Code of Regulatory Ordinances, Title 6, Division 4, Chapter 2 addresses vector
control and grants the County DEH Vector Control Program (VCP) the authority to exercise the powers of
vector control.
The County of San Diego Code of Regulatory Ordinances, Title 6, Division 7, Chapter 8 provides the
Watershed Protection, Stormwater Management and Discharge Control Ordinance which sets forth
storm water management requirements. This ordinance requires the use of structural BMPs to detain or
infiltrate storm water for land development Projects and specifies that these BMPs must be designed to
drain within 72 hours to preclude mosquito breeding.
City of Oceanside BMP Design Manual for Permanent Site Design, Storm Water Treatment and
Hydromodification Management
In response to requirements mandated by the Regional MS4 Permit, the City has prepared the BMP
Design Manual for Permanent Site Design, Storm Water Treatment and Hydromodification Management
(BMP Design Manual). The BMP Design Manual addresses updated onsite post-construction storm water
requirements for Standard Projects and Priority Development Projects and provides updated procedures
for planning, preliminary design, selection and design of permanent storm water BMPs based on the
performance standards presented in the Regional MS4 Permit. The intended users of the BMP Design
Manual include applicants, for both private and public developments, their representatives responsible
for preparation of SWQMPs, and City personnel responsible for review of these plans. The BMP Design
Manual requires implementation of appropriate BMPs to achieve water quality goals through inclusion
in a Project-specific SWQMP for Priority Development Projects (PDPs).
Projects are determined a PDP if it creates or replaces 5,000 SF or more of impervious surface or 2,500
SF of impervious surface near Environmentally Sensitive Areas (ESA). A PDP SWQMP shall address
implementation of source control BMPs and Low Impact Development (LID) practices such as
conservation of natural topographic features, provision of development setbacks from natural water
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bodies and conveyances, minimization of site imperviousness, maximization of infiltration and retention
and slowing of runoff.
City of Oceanside Municipal Code
Chapter 40 of the OMC is known as the Urban Runoff Management and Discharge Control Ordinance.
The overall intent of this ordinance is to “protect the health, safety and general welfare of Oceanside
residents; to protect water resources and to improve water quality; to cause the use of management
practices by the City and its citizens that will reduce the adverse effects of polluted runoff discharges on
waters of the state; to secure benefits from the use of storm water as a resource; and to ensure the City
is compliant with applicable state and federal law” (Oceanside 2019). General provisions of the Urban
Runoff Management and Discharge Control Ordinance include the following:







Prohibiting polluted or non-storm water discharges from entering the storm water conveyance
system;
Establishing minimum requirements for urban runoff management, including source control
requirements, to prevent and reduce pollution;
Establishing requirements for development Project site design, to reduce urban runoff pollution
and erosion;
Establishing requirements for the management of flows from development Projects, both to
prevent erosion and to protect and enhance existing water-dependent habitats;
Establishing standards for the use of off-site facilities for urban runoff management to
supplement onsite practices at new development sites; and
Establishing notice to procedures and standards for adjusting urban runoff management
requirements where necessary.

City of Oceanside General Plan
Environmental Resource Management Element
The General Plan establishes goals and implementing policies associated with hydrology and water
quality in its Environmental Resource Management Element. The following objectives are relevant to
this analysis:
Objectives: Water
1. Plan for an adequate water system based on the projected needs of the City.
2. Investigate sources of local water supplies to reduce dependence on imported water.
3. Minimize pollution of water supplies, including lakes, rivers, streams, lagoons, and
ground water.
4. Minimize loss of life and property in flood prone areas.
Objectives: Soil, Erosion and Drainage
1. Consider appropriate engineering and land use planning techniques to mitigate rapid
weathering of the rocks, soil erosion, and the siltation of the lagoons.
Land Use Element
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The Land Use Element of the General Plan also contains policies associated with hydrology and water
quality which are relevant to this analysis:
3.13 Erosion and Siltation Controls
Objective: To preserve the Buena Vista Lagoon’s Critical Habitats by a comprehensive
program of erosion and siltation control.
Policy A: The City shall continue to participate in the Buena Vista Lagoon Joint powers
Committee and to implement recommendations made by the Committee.
Community Facilities Element
The Community Facilities Element of the General Plan includes the following policies related to the
storm water management system:
Objective: To provide adequate storm water management facilities and services for the entire
community in a timely and cost effective manner, while mitigating the environmental impacts of
construction of the storm drain system as well as storm water runoff.
Policies:
6.1

The Master Drainage Plan for the City of Oceanside shall establish standards for citywide
drainage. Within each major watercourse addressed by the Plan, the City and/or
developers shall assure that adequate drainage improvements and facilities are
provided to handle runoff when the drainage basin is fully developed to the intensity
proposed by the Land Use Element of the General Plan.

6.2

All new development in the City of Oceanside shall pay drainage impact fees to defray
that development’s proportionate share of drainage facilities serving the basin where
the new development is located.

6.3

The City shall continue to participate in the National Flood Insurance Program. Any
development application for construction within the 100-year floodplain shall be
reviewed to ensure that the Project complies with flood protection measures required
by the National Flood Insurance Program. For existing developed areas within the 100year floodplain, these same measures and standards shall be applied if City approval of
substantial improvements or upgrades is sought.

6.4

To the degree that is economically feasible and consistent with sound engineering
practices and maintenance criteria, the City shall discourage disruption of the natural
landform and encourage the maximum use of natural drainage ways in new
development. Non-structural flood protection methods, which avoid major construction
programs such as channels and favor vegetative measures to protect and stabilize land
areas, should be considered as an alternative to constructing concrete channels where
feasible.
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6.5

The City shall locate and/or design new critical facilities to minimize potential flood
damage from the 100-year flood. Such facilities include those that provide emergency
response (hospitals, fire stations, police stations, civil defense headquarters, utility lines,
ambulance services, and sewage treatment plants). Such facilities also include those
that do not provide emergency response but attract large numbers of people, such as
schools, theaters, and other public assembly facilities.

6.6

The City shall maintain public flood control channels and storm drains through dredging,
repair, desilting, and clearing as needed to prevent any loss in effective use.

6.7

The City shall require appropriate and sufficient screening, fencing, landscaping, open
space setbacks, or other permanent mitigation or buffering measures between drainage
way corridors and adjacent and surrounding land uses. The employed measures shall be
of sufficient scope to minimize, to the maximum extent possible, negative impacts to
adjacent surrounding land uses from the particular drainage way corridor.

6.8

The City of Oceanside shall integrate required drainage planning efforts with linear open
space amenities and trail corridors throughout the community, while addressing the
issues of life safety, attractive nuisances, and long-term maintenance responsibility
costs.

6.9

The City shall comply with the sections of the Federal Clean Water Act in regard to
storm water drainage.

4.11.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Violate any water quality standards or waste discharge requirements or otherwise substantially
degrade surface or groundwater quality;
b. Substantially decrease groundwater supplies or interfere substantially with groundwater
recharge such that the Project may impede sustainable groundwater management of the basin;
c. Substantially alter the existing drainage pattern of the 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: (1) result in substantial erosion or siltation on- or off-site; (2) substantially
increase the rate or amount of surface runoff in a manner which would result in flooding on- or
off-site; (3) 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; or (4) impede or redirect flood flows;
d. In flood hazard, tsunami, or seiche zones, risk release of pollutants due to Project inundation;
e. Conflict with or obstruct implementation of a water quality control plan or sustainable
groundwater management plan.

4.11.4

Project Impact Analysis

Would the Project:
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a. Violate any water quality standards or waste discharge requirements or otherwise substantially
degrade surface or groundwater quality?
The Project Site is located within the Vista Hydrologic Sub-Area 904.22 of the Buena Vista Creek
Hydrologic Area (HA) 904.20 of the Carlsbad Hydrologic Unit (HU). Within this Hydrologic Sub-Area,
downstream impaired 303(d) listed water bodies include the Pacific Ocean Shoreline, Buena Vista Creek
HA at Buena Vista Lagoon Outlet, Buena Vista Lagoon, and Buena Vista Creek. This means that storm
water runoff from the Project Site has the potential to impact any of the three (3) water bodies listed
above.
Total Maximum Daily Loads (TMDLs) are developed to establish the maximum amount of a pollutant
allowed in a waterbody. TMDLs have not been established to address pollutants for these impaired
water bodies. Considering the downstream waters are impaired, the potential pollutants of concern that
may be generated by the Project are sediment, nutrients, heavy metals, trash and debris, oxygen
demanding substances, oil and grease, bacteria and viruses and pesticides.
The project would violate a water quality standard or waste discharge requirement or otherwise
substantially degrade surface or groundwater quality, and a significant impact (Impact HYDRO-1a) will
occur.
In accordance with all applicable regulations, a SWQMP (Appendix K) has been prepared for the Project
to address the construction and operational impacts to water quality and the potential pollutants of
concern. Impacts related to the potential for pollutants to impact an impaired 303(d) listed water body
is further described below.
Construction
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 erosion has
the potential to occur on bare soils or where vehicles and equipment cause dust. Fuels, oils, lubricants,
or other hazardous substances and waste used and/or generated during construction have the potential
to be released and further impact water quality.
Pollutants associated with grading and construction would degrade water quality if they are washed into
surface waters, ultimately flowing to the Pacific Ocean, Buena Vista Creek and/or Buena Vista Lagoon.
Sediment is often the most common pollutant associated with construction sites because of the
associated earth-moving activities and areas of exposed soil. As required by the SWRCB’s Construction
General Permit, the Project would be required to prepare and implement a SWPPP to employ numerous
erosion control, sediment control, tracking control, materials and waste management, and inspection
and maintenance BMPs to minimize the potential for erosion, sedimentation and water quality impacts
related to the grading and construction process. Preparation and implementation of the SWPPP
practices would reduce the potential for pollutant discharge into the Buena Vista Creek, ultimately
reducing impacts to the Buena Vista Lagoon and Pacific Ocean.
Prior to obtaining a grading permit, the Project would be required to prepare a SWPPP, which would
describe and depict in detail the various grading and construction-related BMPs necessary to minimize
the Project’s impacts to Buena Vista Creek, Buena Vista Lagoon and the Pacific Ocean, and to obtain a
Waste Discharge Identification Number from the San Diego Water Board. This process includes
completing a risk assessment for the Project’s potential water quality risk. Sediment and erosion control
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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. The City’s Urban Runoff
Management and Discharge Control Ordinance also require compliance with the SWRCB’s Construction
General Permit and for the SWPPP to be available at the construction site at all times.
The City requires that land disturbance activities (such as grading and construction) install, implement,
and maintain BMPs to reduce pollutant discharges in urban runoff from the Project Site to the maximum
extent practicable. BMPs must be site-specific, seasonally appropriate and construction phase
appropriate, and implemented at the site-year round. BMPs are not limited to and must be
implemented in the following categories: (1) Project planning; (2) good site management, including
waste management; (3) non-storm water management; (4) erosion control; (5) sediment control,
including but not limited to dust control and off-site tracking; (6) run-on and runoff control; and (7)
active/passive sediment treatment systems, where applicable.
Additionally, as discussed in Section 4.4 Air Quality, the Project would be required to comply with San
Diego Air Pollution Control District (SDAPCD) Rule 55, Fugitive Dust Control, which would prevent
erosion potential through the watering of active construction sites throughout the day.
During construction the Project has the potential to violate a water quality standard or waste discharge
requirement, and will have a significant impact (Impact HYDRO-1b).
Operation
Post-construction, the Project would introduce impervious surfaces and new sources of pollutants from
urban runoff. Impervious site features consist of sales and administrative building, service building,
private carwash, associated access drives, presentation area, staging area, sales display area, and a
customer and employee parking lot. Off-site impervious features consist of Plaza Drive road widening,
curb, gutter and sidewalk improvements. The Project would have 3.56 acres of pavement or impervious
surfaces and 0.26 acre of buildings. The northern parcel would be constructed solely of permeable
material. The southern parcel pervious features besides landscaping and open space, include landscape
islands within the parking lots and vehicle display areas. The Project would include 0.49 acre of pervious
concrete, 2.741.5 acres of open space and 1.5 acres of landscape/grassed area.
A SWQMP (Appendix K) has been prepared for the Project and was prepared consistent with the
requirements of the City’s BMP Design Manual. As discussed in the Project SWQMP, prior to discharging
from the Project Site, first flush runoff would be treated via an underground proprietary BMP that is
designed and constructed in accordance with standards set forth by the San Diego Water Board and
City’s BMP Design Manual. Storm water from the southern parcel would be conveyed via underground
pipes from various parts of the Project Site through proprietary water quality measures and into an
underground detention system located at the southeast corner of the site. Storm water would then be
released to POC-3. The underground detention system would be responsible for handling
hydromodification requirements for the Project and would have a footprint of 6,090 SF and a depth of
four (4) feet. The underground detention system has been designed to drain within 72 hours in order to
avoid standing water and mosquito breeding in accordance with the County Storm Water and Discharge
Control Ordinance.
During operation the Project has the potential to violate a water quality standard or waste discharge
requirement, and will have a significant impact (Impact HYDRO-1c).
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b. Substantially decrease groundwater supplies or interfere substantially with groundwater
recharge such that the Project may impede sustainable groundwater management of the basin?
The Project would not use groundwater during construction or operation of the Project. As stated in the
Geotechnical Evaluation prepared by EEI (Appendix H), groundwater was not encountered in any of the
subsurface explorations with a maximum depth of exploration of 15.5 feet, nor was groundwater
encountered during earlier explorations in 2007 with a maximum depth of exploration of 50 feet.
Although the Project would result in an increase in the amount of impervious groundcover, the Project
would contain pervious features such as landscaping, including landscape islands within the parking lots
and vehicle display areas and open space.
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.
c. Substantially alter the existing drainage pattern of the 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:
i.

Result in substantial erosion or siltation on- or off-site?

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).
Prior to obtaining a grading permit, the Project would be required to prepare a SWPPP, which would
describe and depict in detail the various grading and construction-related BMPs. 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.
ii. Substantially increase the rate or amount of surface runoff in a manner which would result in
flooding on- or off-site?
Pre-Development Conditions
Existing runoff surface flows to four (4) points of discharge, two (2) of them located on Plaza Drive, one
(1) on Thunder Drive and one (1) to Buena Vista Creek. 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 on to Plaza Drive. Existing runoff from the southern parcel drains south toward Buena Vista Creek
with a small portion draining east over the sidewalk and curb and on to Thunder Drive. Existing
conditions peak flows are displayed in Table 4.11-1. Figure 15 displays the existing drainage conditions.
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Post-Development Conditions
The northern parcel, to be developed as Phase II of the Project, would be constructed solely of
permeable pavement and therefore, pre- and post-development runoff would remain constant.
On the southern parcel, prior to discharging from the Project Site, first flush runoff would be treated via
an underground proprietary BMP in accordance with standards set forth by the San Diego Water Board
and City BMP Design Manual. Runoff from the developed site would drain to a single onsite
underground detention system near the southeast corner of the site. Mitigated peak flows would then
drain from the detention facility via a 24” PVC storm drain to POC-3 at the southwest corner of the
Project Site, where runoff would ultimately meet with existing Buena Vista Creek. Table 4.11-2 below
displays the summary of peak flows. Figure 16 displays the proposed drainage conditions.
Table 4.11-2
Summary of Peak Flows
Discharge
Location
POC-1
POC-2
POC-3
POC-4

Area (acre)
Existing
1.43
0.22
6.88
0.28

Developed
1.43
0.35
6.89
0.14

Difference
0.00
0.14
0.00
-0.14

Existing
5.42
0.82
23.75
1.07

100-Year Peak Flow
(cubic feet/sec (cfs))
Developed
Difference
5.59
0.17
2.15
1.33
21.20
-2.55
1.05
-0.02

Source: Drainage Study for CarMax Oceanside Prepared by REC Consultants, Inc. (Appendix J)

As summarized in Table 4.11-2, the Project would have reduced peak flows for the majority of the
Project Site. 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 make its way west towards the intersection
of SR-78 and Plaza Drive where said runoff enters curb inlets on the north and south sides of Plaza Drive
respectively. POC-3 and POC-4 would both have a decrease in peak flows and would ultimately
confluence at POC-3 in Buena Vista Creek. The Project would not alter existing drainage patterns onsite
or increase net runoff after 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.
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iii. 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?
As discussed above and displayed in Table 4.11-2, peak flows from POC-3 and POC-4 would decrease
and peak flows at POC-1 and POC-2 would increase slightly due to the widening and expansion of Plaza
Drive. The Project would not alter existing drainage patterns onsite or increase net runoff after
development. The proposed storm drain system is designed to safely convey the 100-year peak flows of
the existing system. There would be no adverse impact from the proposed development on the existing
facilities as there would be an overall reduction in peak flow rates. The total net reduction of peak flows
to Buena Vista Creek from pre- to post-development conditions is approximately 2.60 cubic feet per
second (cfs). 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.
iv. Impede or redirect flood flows?
The northern parcel would be constructed solely of permeable pavement and therefore, pre- and postdevelopment runoff would remain constant. The Project would not impede or redirect flood flows on
the northern parcel.
On the southern parcel, prior to discharging from the Project Site, first flush runoff would be treated via
an underground proprietary BMP in accordance with standards set forth by the San Diego Water Board
and City BMP Design Manual. Runoff from the developed site would drain to a single onsite
underground detention system near the southeast corner of the Project Site. Mitigated peak flows
would then drain from the detention facility via a 24-inch PVC storm drain to POC-3 at the southwest
corner of the Project Site, where runoff would ultimately meet with existing Buena Vista Creek. POC-3 is
the existing point of discharge from the Project Site.
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). Peak flows from POC-3
and POC-4 would decrease and peak flows at POC-1 and POC-2 would increase slightly due to the
widening and expansion of Plaza Drive. However, 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.
d. In flood hazard, tsunami, or seiche zones, risk release of pollutants due to Project inundation?
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). As discussed previously,
the total net reduction of peak flows to Buena Vista Creek from pre- to post-development conditions is
approximately 2.60 cfs. The Project would not encroach into either of the flood zones or the 100-foot
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riparian buffer. The Project is located approximately four (4) miles east of the Pacific Ocean and is not
located within a Tsunami Evacuation Area as provided in the Geotechnical Evaluation (Appendix H). The
Project would not be at risk due to a tsunami as damage due to tsunami risk is considered low. A seiche
is an oscillating wave in an enclosed or restricted body of water generated by ground motion during an
earthquake and can cause overflow of a lake, reservoir, or lagoon. The Project is located 3.5 miles east
of Buena Vista Lagoon and approximately 0.9 mile north of Calavera Lake. As discussed in the
Geotechnical Evaluation, 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.
e. Conflict with or obstruct implementation of a water quality control plan or sustainable
groundwater management plan?
The San Diego Basin Plan, most recently amended on May 17, 2016, sets forth water quality objectives
for Region 9. Specifically, the Basin Plan is designed to accomplish the following: (1) designate beneficial
uses for surface and ground water; (2) set the narrative and numerical objectives that must be attained
or maintained to protect the designated beneficial uses and conform to the state’s anti-degradation
policy; (3) describe mitigation measures to protect the beneficial uses of all waters within the region;
and (4) describe surveillance and monitoring activities to evaluate the effectiveness of the Basin Plan.
The Basin Plan incorporates by reference all applicable SWRCB and the San Diego Water Board plans and
policies.
The Regional MS4 Permit establishes water quality standards and requires the application of pollution
prevention, source control and treatment control BMPs to effectively prevent and remove pollutants
from runoff. The Regional MS4 Permit requires that BMP design and implementation occur at every
phase of development including the planning, construction and operational phases. A SWQMP was
prepared for the Project in compliance with RWQCB NPDES MS4 Permit and addresses onsite treatment
of storm water runoff. Onsite storm water quality design was prepared in accordance with the City of
Oceanside’s BMP Design Manual. Prior to obtaining a grading permit, the Project would be required to
prepare a SWPPP which would satisfy requirements set forth in the NPDES Construction General Permit.
The Sustainable Groundwater Management Act provides a framework for sustainable management of
groundwater supplies by local authorities in high- and medium-priority alluvial basins, as designated by
the SWRCB. In the County, the following four (4) basins have been designated to require plans: San
Diego River Valley Basin, San Pasqual Basin, San Luis Rey River Basin and Borrego Valley Basin (all
medium-priority basins). 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.

4.11.5

Mitigation Implementation and Monitoring

Based on the analysis above, the Project would comply with the following mitigation measures.
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Water Quality Standards (Impact HYDRO-1a, 1b, and 1c) and Potential for Erosion (Impact HYDRO-2)
MM-HYDRO-1 The Project shall incorporate permanent source control BMPs as identified in the Project
SWQMP such as the following:
BMP Type

Inspection
Frequency

Prevention of Illicit
Discharges Into MS4
Continuous

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
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
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 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.
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 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 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.
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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.

4.11.6

Level of Significance After Mitigation

The analysis presented in Section 4.11.4, identified the potential for significant impacts related to water
quality standards and erosion. Implementation of mitigation measure MM-HYDRO-1 requires the
Project to incorporate permanent source control BMPs such as practices to prevent illicit discharge into
the MS4, storm drain signage, trash storage protection prohibitive signage at storm drain inlets, pest
control practices, use of drought tolerant landscaping, fire sprinkler water tests and sweeping of parking
lots and sidewalks in order to prevent polluted runoff from entering the storm drain system. Ongoing
compliance with and maintenance of the source control BMPs will prevent storm water pollution,
reducing impacts to water quality standards and erosion.
Implementation of mitigation measure MM-HYDRO-2 requires construction of an underground
detention system to convey and treat storm water from the Project Site. Construction and operation of
the underground detention system would reduce water quality impacts by properly treating storm
water before it enters the storm drain system.
Implementation of mitigation measure MM-HYDRO-3 would provide LID and Site Design BMPs which
would treat storm water runoff using the green streets approach and swales, incorporating vegetation
and soil to slow and filter storm water runoff and further reduce water quality and the potential for
erosion.
Mitigation measures MM-HYDRO-1, MM-HYDRO-2 and MM-HYDRO-3 would reduce impacts to water
quality standards (Impact HYDRO-1a, 1b and 1c) and erosion (Impact HYDRO-2) to below a level of
significance.
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Chapters 4.12
4.12.1

LAND USE AND PLANNING

Environmental Setting

The City encompasses approximately 42 square miles, and 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. The City of Oceanside is largely developed and predominately has
the attributes of a coastal community. The City’s primary coastal resources include approximately 3.5
miles of public beaches, a public marina, an approximately 2,000-foot pier, three (3) coastal watersheds
and the extension of Lawrence Canyon and the Buena Vista Nature Center.
Development along the coast of the City is organized by grid pattern of streets and generally consists of
single-family homes along the southern portion of the City’s coastline, medium- to higher-density
residential uses within the central and northern portions, hospitality and other visitor-serving uses in the
downtown district and within the harbor, and community-serving commercial uses along the length of
Coast Highway.
Within the City, major commercial corridors extend from the coastal zone to inland and include
Oceanside Boulevard, Mission Avenue, College Boulevard, and Vista Way. Regional shopping areas are
located along the SR-78 corridor and industrial development is largely located in industrial districts along
Oceanside Boulevard.
The Project is located in the southeastern portion of the City (Figure 1). Plaza Drive separates the north
and south parcels within the Project area and Thunder Drive borders the Project Site to the east (Figure
2 and Figure 3). The Project Site is relatively flat with a drop in elevation to the south towards Buena
Vista Creek. Onsite elevations range from approximately 180 feet 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, residential estate, uses
including a senior living facility, and commercial and public/semipublic uses including an OFFD station.
The area surrounding the Project is entirely developed with exception of the areas located to the south
and southwest which include portions of Buena Vista Creek.
The Project Site is designated CC by the General Plan and CC by the Zoning Ordinance.

4.12.2

Regulatory Setting

Regional
San Diego Forward: The Regional Plan
The 2015 San Diego Forward: The Regional Plan prepared by the SANDAG, combines the region’s two (2)
most important planning documents – the Regional Comprehensive Plan (RCP) and the Regional
Transportation Plan and its Sustainable Communities Strategy (RTP/SCS). The Regional Plan serves as the
blueprint for how the San Diego region will grow, how SANDAG will invest in transportation
infrastructure that will in return provide more choices, strengthen the economy, promote healthy
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environment and support thriving communities. SANDAG’s Regional Growth Forecast uses the most
recent land use planning assumptions from all 18 cities of the region and the County. These planning
assumptions are used to develop the supporting transportation network, water agencies use for water
planning purposes, and utility providers use for long range planning. The Regional Plan contains both
near-term actions and continuing actions that are designed to support the longer-term implementation
of projects and programs.
Local
City of Oceanside General Plan
The Land Use Element of the General Plan and the associated Land Use Maps are guides to land use
planning within the City and identify the type and location of future land uses within the City. As a guide
to future growth and development, the Land Use Element identifies the general distribution, location,
mix, and extent of desired land uses, including residential, commercial, industrial, public facilities and
open space uses. The following are goals and policies of the Land Use Element of the General Plan that
relate to the Project:
1.0 General Plan Consistency
Objective: To ensure all projects are consistent with the General Plan.
Policy A: Tentative Maps, Development Plans and Conditional Use Permits approved
prior to the adoption of this Element and exercised thereafter without modification,
revision, amendment, or extension shall be considered consistent with this Element.
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
2.21 Community Commercial
Policy A: This designation shall provide the community with commercial centers
containing a wide variety of commercial establishments. Major tenants shall provide
larger, low volume, higher cost items, such as home furnishings, apparel, durable goods,
and specialty items and generally have citywide market areas. Support facilities such as
entertainment establishments and restaurants shall be encouraged.
2.26 Commercial Enhancement
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Policy A: The City shall encourage the establishment of specialized districts, centers, and
developments for unique commercial uses which contribute positively to the City’s
revenue and employment generating abilities and cultural enhancement.
Policy B: The City shall not permit the proliferation and/or over-concentration of
commercial uses that generate adverse impacts to the social structure, visual quality,
economy, public safety, or well-being of the community.
City of Oceanside Zoning Ordinance
The Zoning Ordinance is the primary implementation tool for the Land Use Element. Together, the
Zoning Ordinance and Zoning Map identify specific types of land use, intensity of land use, and
development and performance standards applicable to specific areas and parcels of land within the City.
Article 11 of the Zoning Ordinance provides development and land use regulations for commercial
districts.
Oceanside Subarea Habitat Conservation Plan
As set forth by the state and federal Endangered Species Acts and the State of California Natural
Community Conservation Planning (NCCP) Act, the Oceanside Subarea Habitat Conservation
Plan/Natural Community Conservation Plan (Subarea Plan) comprehensively addresses how the City will
conserve natural biotic communities and sensitive plant and wildlife species. This Subarea Plan provides
regulatory certainty to landowners within the City and will aid considerably in conserving the region’s
biodiversity and enhancing the overall quality of life for residents of the southern coastal region of
California. The Subarea Plan has not been adopted by City Council, and therefore incidental take permits
currently cannot be issued under the Subarea Plan. However, the Subarea Plan provides guidance for
project proponents to determine potential impacts to biological resources that may result from
implementation of a project and to develop appropriate avoidance, minimization, and mitigation
measures to reduce project impacts to below a level of significance.

4.12.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Physically divide an established community;
b. Cause significant environmental impact due to a conflict with any land use plan, policy, or
regulation adopted for the purpose of avoiding or mitigating an environmental effect.

4.12.4

Project Impact Analysis

Would the Project:
a. Physically divide an established community?
The Project Site is located in a primarily developed, urbanized 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
CarMax Auto Superstore
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SR-78 and further north are professional commercial uses. To the south are Buena Vista Creek, high
density, residential estate, uses including a senior living facility, and commercial and public/semipublic
uses including an OFD station. The area surrounding the Project is entirely developed with exception of
the areas located to the south and southwest which include portions of Buena Vista Creek.
The Project proposes the construction of a CarMax 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, on a
vacant parcel located in a developed area. The Project Site is designated CC by the General Plan and CC
by the Zoning Ordinance. The Project does not require a change to the zoning or land use designation.
Additionally, 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.
b. Cause a significant environmental impact due to a conflict with any land use plan, policy, or
regulation adopted for the purpose of avoiding or mitigating an environmental effect?
Consistent with the CEQA Guidelines Section 15125(d), an EIR shall discuss any inconsistencies between
a Project and applicable general plan and regional plans. The following analysis addresses this
requirement, as it pertains to land use.
The Project is subject to several local and regional plans intended to avoid environmental effects. Such
applicable local plans include the Zoning Ordinance, General Plan, and the Subarea Plan of the North
County MHCP. The applicable regional plans include San Diego Forward: The Regional Plan and SDAPCD
Rules and Regulations. The analysis below provides the consistency determination information.
Local Plans
City of Oceanside Zoning Ordinance
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 Zoning Ordinance Article 11, Section 1110 outlines the purpose of each of the commercial districts.
The purpose of CC Community Commercial District is as follows:


To provide sites for commercial centers containing a wide variety of commercial
establishments, including businesses selling home furnishings, apparel, durable goods,
and specialty items and generally having a citywide market area. Support facilities such
as entertainment and restaurants are permitted, subject to certain limitations to avoid
adverse effects on adjacent land uses.

CarMax Auto Superstore

March 2021
Page 4.12-4

4.12 Land Use and Planning
The Project meets this goal by providing a commercial use that varies from the existing commercial
establishments located directly to the west and northwest and is compatible with the existing uses.
Additionally, the CarMax Project would not only provide a citywide market area but also a regional-wide
market area. The Project would not conflict with the City of Oceanside Zoning Ordinance.
City of Oceanside General Plan
The Project would construct a CarMax pre-owned automobile facility on a vacant parcel located in a
developed area surrounded primarily by commercial and residential developments. The Project does not
require an amendment to the General Plan in order to change the CC land use designation. The Project
would be consistent with the City’s General Plan designations and would be consistent with the City’s
General Plan Land Use Element objectives and policies as further described below.
Land Use Element
The General Plan Land Use Element provides several objectives and policies related to general plan
consistency, land use compatibility, community commercial districts, commercial enhancement and
natural resource management. Table 4.12-1 below 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.
Table 4.12-1
General Plan Land Use Element Consistency Evaluation
Policy Number

1.01 General
Plan Consistency
Objective
1.12 Land Use
Compatibility
Objective

1.12A

Policy

To ensure all projects are
consistent with the General
Plan.
To minimize conflicts with
adjacent or related land uses.

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

CarMax Auto Superstore

Consistency Analysis
City of Oceanside General Plan
Land Use Element
The Project would not change the land use designation of
the Project Site and therefore would be consistent with
the land use designation provided by the General Plan.
Land use designations immediately surrounding the
Project Site include CC uses directly north, Professional
Commercial (PC) further north, CC to the west, south and
north east, Urban High Density Residential (UHD-R) to
the southwest, Private Institutional (PI) further south,
Medium Density-B Residential (MDB-R) to the east.
The Project would provide a commercial use in an area of
existing development consisting of primarily commercial
uses. A commercial center (Tri-City Crossroads shopping
center) is located directly west of the Project Site,
automobile services and part stores are located
northeast, and a DMV facility is located east of the
Project Site. The Project would be compatible with the
surrounding land uses and therefore, would not create
any conflicts with adjacent land uses.
The Project would be compatible with the surrounding
land uses. However, residential land uses are located to
the east. The Project would provide all setbacks in
compliance with City standards, would provide adequate

Consistent/
Inconsistent

Consistent

Consistent

Consistent
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Policy Number

Policy

Consistency Analysis

incompatible with existing land
uses.

parking, and site design features that would further
enhance compatibility between land uses.

1.12B

The use of land shall not create
negative visual impacts to
surrounding land uses.

1.12C

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

Due to the fact that the Project would provide a use
similar to the surrounding existing developments, and
the existing character of the surrounding area is
characterized by development; the Project would not
create a negative visual impact to surrounding land uses.
The Project would provide all required landscaping along
the Project frontage and surrounding the parking lot
areas of the Project and would comply with all City
policies related to visual character, building heights,
scale, setbacks, landscaping and parking.
The Project Site is surrounded by existing commercial
uses including a commercial center to the west, several
automobile services and part stores are located
northeast, and a DMV facility is located east of the
Project Site.

Consistent/
Inconsistent

Consistent

Consistent

The Project would not emit construction or operational
noise which exceeds City or other local standards.
The Project would provide light fixtures that contain
proper directional shielding and downcast in order to
prevent glare on to adjacent properties. Light poles
would not exceed 25 feet in compliance with the City
Municipal Code and all lighting would be reduced after
operating hours. All Project lighting would meet the
requirements of Chapter 39 of the OMC.

2.2 Commercial
Development
Objective

To promote and preserve a
balance of successful markets
and services in aesthetic,
people-oriented associations
that are compatible and
organized to surrounding land
uses.

2.21A

This designation shall provide

CarMax Auto Superstore

The Project would not exceed the SDAPCD’s daily
significance thresholds for air quality during construction
or operation. The Project would comply with SDAPCD
Rule 51 in order to reduced potential impacts related to
construction odor.
The Project would provide a CarMax facility in an area
with existing commercial developments with a variety
and balance of markets and service types including
restaurants, drug stores, specialty stores, thrift store, and
automobile services and part stores. The Project would
further promote this balance of successful markets and
would be compatible with the surrounding uses.
Additionally, the Project would provide improvements
along Plaza Drive including a sidewalk which would
connect to the sidewalks from the west along the
shopping center and to the east along the DMV. The
Project would also provide a bicycle lane on Plaza Drive
that would further allow for better access between
developments and to enhance the “people-oriented”
area.
The existing commercial developments provide a wide

Consistent

Consistent
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Policy Number

2.26A

2.26B

Policy
the community with commercial
centers containing a wide
variety of commercial
establishments. Major tenants
shall provide larger, low volume,
higher cost items, such as home
furnishings, apparel, durable
goods, and specialty items and
generally have citywide market
areas. Support facilities such as
entertainment establishments
and restaurants shall be
encouraged.
The City shall encourage the
establishment of specialized
districts, centers, and
developments for unique
commercial uses which
contribute positively to the
City’s revenue and employment
generating abilities and cultural
enhancement.
The City shall not permit the
proliferation and/or overconcentration of commercial
uses that generate adverse
impacts to the social structure,
visual quality, economy, public
safety, or well-being of the
community.

3.11 Vegetation
and Wildlife
Habitats
Objective

Recognition and preservation of
significant areas with regard to
vegetation and wildlife habitats

3.11A

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.

CarMax Auto Superstore

Consistency Analysis

Consistent/
Inconsistent

variety of establishments including restaurants, drug
stores, specialty stores, thrift store, and automobile
services and part stores. The Project would provide a
CarMax pre-owned automobile facility that would
provide larger, low volume, higher cost items. The
CarMax Project would also provide not only a Citywide
market area, but also a regional-wide market area.

The Project would provide a specialized development
within the City by providing a CarMax pre-owned
automobile facility. The Project would positively
contribute to the City’s economy and would generate
employment opportunities.

Consistent

The Project would not over-concentrate the existing area
as it has a zoning and land use designation for CC which
has been established by the Zoning Ordinance and
General Plan. Additionally, the Project would be adjacent
to other uses such as residential uses and a fire station.
The Project would not degrade the existing visual quality
as it would provide similar characteristics as the existing
commercial developments. The Project would positively
contribute to the local economy and would promote
public safety by providing sidewalks along Plaza Drive
and fencing and signage along Thunder Drive furtherby
discouraging encampments located within the creek
area.
The Project is within the Oceanside Subarea Plan, a draft
plan used as a guidance document for projects within the
City. The Project is consistent with the requirements of
the Subarea Plan and has been designed to comply with
the measures outlined in the plan.
A Biological Technical Report (Appendix D), Biological
Constraints Report (Appendix E) and Jurisdictional
Delineation (Appendix F) were prepared for the Project
and were used in this EIR analysis Chapter 4.5 Biological
Resources. The preparation of these technical reports
included field surveys, focused surveys, jurisdictional
delineation and literature review to assess potential
impacts to sensitive biological resources. All surveys
were conducted in accordance with applicable plans,
policies and ordinances set forth by the federal and state
wildlife agencies, the City and current industry and

Consistent

Consistent

Consistent
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Policy Number

Policy

3.11C

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.

3.12A

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

3.12B

The City shall require property
owners with land adjacent to
the floodway to make
reasonable channel
improvements concurrent with
development of their land or to
contribute to a fund for future
improvement of the length of
the channel by the City.

3.14 Grading

To provide mitigation

CarMax Auto Superstore

Consistency Analysis
agency standards.
The Project would result in potentially significant impacts
to sensitive biological resources including sensitive plant
species and vegetation communities, jurisdictional
resources, Brodiaea species, fairy shrimp, coastal
California gnatcatcher, least Bell’s vireo, other MBTAcovered 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.
The southern portion of the site lies within Zone X of the
FEMA 500-year floodplain and Zone AE of the 100-year
floodplain. Peak flows from POC-3 and POC-4 would
decrease and peak flows at POC-1 and POC-2 would
increase slightly due to the widening and expansion of
Plaza Drive. However, the total net reduction of peak
flows to Buena Vista Creek from pre- to postdevelopment conditions would be approximately 2.60
cfs. Temporary Permanent direct impacts will occur to
approximately 0.0008 acre (344 SF) of disturbed habitat
within the 50-foot planning buffer during the sewer
realignment. 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.
On the southern parcel, prior to discharging from the
Project Site, first flush runoff would be treated via an
underground proprietary BMP in accordance with
standards set forth by the San Diego Water Board and
BMP Design Manual. Runoff from the developed Project
Site would drain to a single onsite underground
detention system near the southeast corner of the site.
Mitigated peak flows would then drain from the
detention facility via a 24-inch PVC storm drain to POC-3
at the southwest corner of the Project Site, where runoff
would ultimately meet with existing Buena Vista Creek.
The Project would have reduced peak flows for the
majority of the Project Site. 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 make its way west towards the
intersection of SR-78 and Plaza Drive where said runoff
enters curb inlets on the north and south sides of Plaza
Drive respectively. POC-3 and POC-4 would both have a
decrease in peak flows and would ultimately confluence
at POC-3 in Buena Vista Creek. The owner/tenant would
be responsible for implementation and maintenance of
all drainage and flood control facilities.
Construction of the Project would include grading of the

Consistent/
Inconsistent
Consistent

Consistent

Consistent

Consistent
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Policy Number
and Excavations
Objective

3.14A

3.18A

Policy
recommendations for grading
and excavations in the City of
Oceanside.

Investigation and evaluation of
currently affected areas will
indicate the measures to be
included, such as the following
measures: 1) Keep grading to a
minimum, leave vegetation and
soils undisturbed wherever
possible. 2) Plant bare slopes
and cleared areas with
appropriate vegetation
immediately after grading. 3)
Chemically treat soils to
increase stability and resistance
to erosion. 4) Install retaining
structures where appropriate.
5) Construct drainage systems
to direct and control rate of
surface runoff. 6) Construct silt
traps and settling basins in
drainage systems. 7) Construct
weirs and check dams on
streams.
The City shall cooperate with
the San Diego County Air
Pollution Control Board, and
participate in the Regional Air
Quality Control Strategy (RAQS).

3.2B

The City shall encourage the
acquisition, restoration and/or
maintenance of significant
cultural resources by private
organizations.

3.2C

Cultural resources that must
remain in-situ to preserve their
significance shall be preserved
intact and interpretive signage
and protection shall be provided

CarMax Auto Superstore

Consistency Analysis
development area which has the potential to result in
exposed soils or changes in runoff that could result in
erosion. Prior to obtaining a grading permit, the Project
would prepare a SWPPP which would include sediment
and erosion control BMPs such as placement of straw
mulch, soil binders, silt fencing, and gravel bags. The
Project would also comply with the City Grading
Regulations Manual.
Erosion control measures as included in the Project
SWPPP would include placement of straw mulch, soil
binders, silt fencing, and gravel bags. Placement of
landscaping will occur as soon as possible after grading
activities.

Consistent/
Inconsistent

Consistent

The Project would have reduced peak flows for the
majority of the site. 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 make its way west towards the
intersection of SR-78 and Plaza Drive where said runoff
enters curb inlets on the north and south sides of Plaza
Drive respectively. POC-3 and POC-4 would both have a
decrease in peak flows and would ultimately confluence
at POC-3 in Buena Vista Creek. The owner/tenant would
be responsible for implementation and maintenance of
all drainage and flood control facilities. The Project would
also comply with the City Grading Regulations Manual.

The Project would not exceed the SDAPCD’s daily
significance thresholds for air quality during construction
or operation. The Project is zoned CC and has a
corresponding land use designation and would be
consistent with the growth assumptions in the General
Plan and SANDAG’s growth projections and would not
conflict with the RAQS.
As discussed in Chapter 4.6 Cultural Resources, due to
the Project’s close proximity to Buena Vista Creek, there
is potential for buried cultural resources within the
alluvial deposits along the creek. The Project would
incorporate mitigation measure MM-CUL-1a through
MM-CUL-1h. These measures would require a qualified
archaeologist and Native American monitor to be present
during ground disturbing activities and the protocol in
the event of a discovery.
As discussed in Chapter 4.6 Cultural Resources, due to
the Project’s close proximity to Buena Vista Creek, there
is potential for buried cultural resources within the
alluvial deposits along the creek. The Project would
incorporate mitigation measure MM-CUL-1a through

Consistent

Consistent

Consistent
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Policy Number

Policy
by project developers.

3.2D

3.21A

3.23
Paleontological
Resources
Objective
3.23A

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:
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.
The City shall encourage the
preservation of significant visual
open areas.

Recover, retention and
evaluation of paleontological
resources.

Paleontological survey reports
shall be prepared by a qualified
paleontologist approved by the
City for all 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.

Consistent/
Inconsistent

Consistency Analysis
MM-CUL-1h. If cultural resources are found, grounddisturbing activities would temporarily halt in order to
assess the find. If the resources must remain in-situ,
proper protection and signage would be implemented in
accordance with the direction of the onsite
archaeological monitor and/or Native American monitor.
An Archaeological Survey Report (Appendix G) was
prepared for the Project in accordance with City
standards. The report recommended incorporation of
mitigation measure MM-CUL-1a through MM-CUL-1h in
order to reduce potentially significant impacts to cultural
resources to less than significant levels.

The Project is not located in close proximity to important
aesthetic resources including views of the Pacific Ocean,
San Luis Rey River, Buena Vista Lagoon, Oceanside
Harbor and Oceanside Pier. The nearest designated open
space area included as visual open space by the
Environmental Resource Management Element, is
located approximately one mile northwest. Due to the
Project location, the Project would not block views of
visual open space areas.
Due to the high sensitivity of the Santiago Formation
underlying the site, the Project would have the potential
to disturb a paleontological resource and would
implement mitigation measures MM-GEO-3a and MMGEO-3b as discussed in Chapter 4.8 Geology and Soils.
As stated in mitigation measure MM-GEO-3a, a qualified
professional paleontologist or California Registered
Professional Geologist with appropriate paleontological
expertise, would prepare and implement a PRIMP.

Consistent

Consistent

Consistent

Consistent

Oceanside Subarea Plan of the North County Multiple Habitat Conservation Plan (MHCP)
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The Subarea Plan is the only applicable local, regional or state habitat conservation plan that applies to
the Project. While the Subarea Plan has not been formally adopted, the Project has been designed to
comply with the measures outlined in the MHCP and Subarea Plan. 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,sensitive plant species including Brodiaea species, fairy shrimp, coastal California gnatcatcher,
least Bell’s vireo, and sensitive bird species 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).
Section 4.5.5 provides the The Project would include mitigation measures, consistent with the Subarea
Plan, to reduce these potential impacts to a level below significance.address potential direct, significant
and unavoidable impacts to sensitive biological resources.
Regional Plans
San Diego Forward: The Regional Plan
The 2015 San Diego Forward: The Regional Plan prepared by SANDAG, includes a set of policy objectives
related to habitat and open space preservation, regional economic prosperity, environmental
stewardship, mobility choices, partnerships/collaboration and health and complete communities. The
Project’s consistency with applicable policy objectives is presented in Table 4.12-2. As shown in Table
4.12-2, the Project would not conflict with the applicable policy objectives of the Regional Plan.
Table 4.12-2
Consistency with SANDAG San Diego Forward – The Regional Plan
Policy Objectives
Habitat and Open Space Preservation:
Focus growth in areas that are already
urbanized, allowing the regional to set aside and
restore more open space in our less developed
areas.

Consistency
Consistent:
The Project would development a CarMax automobile facility on a vacant
site located in a primarily developed area surrounded by commercial and
residential uses. The Project would be consistent with the zoning and land
use designations for the Project Site. Therefore, the Project would provide
growth in an already urbanized area.

Protect and restore our region’s urban canyons,
coastlines, beaches, and water resources.

The Project is not located near canyons, coastline, or beaches. The Project
would provide a 100-foot riparian buffer on the southern portion of the site.
This would include a 50-foot biological buffer as well as a 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 would ensure
protection of the Buena Vista Creek and would deter access to the sensitive
habitat within the buffer area with the provision of fencing and signage.
Consistent:
In accordance with the California Green Building Standards Code Table
5.106.5.3.3,City’s Zoning Ordinance Section 3048, a total of 22seven (7) EV
chargingparking spaces and 11 charging facilities would be provided onsitein
the customer and employee parking lot. The Project would comply with all

Environmental Stewardship:
Support energy programs that promote
sustainability.

CarMax Auto Superstore
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Policy Objectives

Consistency
applicable state and local energy programs and regulations. Designated
clean air vehicle parking would be provided within the customer and
employee parking lot.
Project improvements on Plaza Drive along the Project frontage would
include an 8-foot bicycle lane and a 5-foot sidewalk that would connect to
the existing sidewalks to the east and west to promote pedestrian and
bicycle uses and to provide these connections along the Project Site.
The Project would implement irrigation systems with respect to water
conservation.

Healthy and Complete Communities:
Create great places for everyone to live, work
and play.

Shade trees would be provided within the customer and employee parking
lot a lot the parking lot boundaries and within the parking islands. Shade
trees have a minimum 24-inch box.
Consistent:
The Project would positively contribute to the City’s economy and would
generate employment opportunities. The Project would be located near
several types of residential uses including medium density residential, high
density residential and a senior living facility. The Project would contribute
to the complete community of the existing area.

San Diego Air Pollution Control District Rules and Regulations
The Project is located within the SDAPCD. Impacts related to air quality are analyzed in Chapter 4.4 Air
Quality. The SDAPCD is responsible for enforcing standards and regulating stationary sources of
pollution. The Project is subject to the rules and regulations set forth by the SDAPCD. Land use
assumptions utilized to prepare the RAQS take into account local land use plans. The Project is
consistent with the City land use designation of the Project Site, and therefore the Project emissions are
not expected to exceed SDAPCD thresholds.
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.

4.12.5

Mitigation Implementation and Monitoring

Land Use Plan (Impact LU-1)
Mitigation measures MM-BIO-1,a through MM-BIO-1c, MM-BIO-2, MM-BIO-3, MM-BIO-4 and MM-BIO5, MM-BIO-6 and MM-BIO-7 which are presented in Section 4.5.5 , will reduce this impact to below a
level of significance.
Sensitive Plant Species and Vegetation Communities and Jurisdictional Resources (Impact BIO-1a and ,
Impact BIO-1b, and Impact BIO-1c)
MM-BIO-1a

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
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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).
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 maydirectly 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
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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-2)
MM-BIO-2

Prior to construction of the Project, focused sensitive plant species surveys withinof the
Project survey area Site 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 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 not 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,
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 ProjectIf, if construction has not been initiated prior to 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, 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.
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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 survey season, 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
determined through coordination/consultation with USFWS and/or CDFW and may
include:


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 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

CarMax Auto Superstore

March 2021
Page 4.12-15

4.12 Land Use and Planning
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 project-specific 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 survey season, additional Prepre-construction surveys shall be conducted in
Spring/Summer 2021 prior to the anticipated November 2021 construction initiation
start date to determine update the status of if 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.
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 of
Oceanside and appropriate wildlife agencies at least two weeks prior to the
commencement of construction activities.
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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. 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.

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

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 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.
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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 approved mitigation bank with coastal California gnatcatcheroccupied 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 agency-approved existing 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.

4.12.6

Level of Significance After Mitigation

The analysis in Section 4.12.4 identified the potential for significant impacts related to compliance with a
land use plan. Implementation of mitigation measure MM-BIO-1a through MM-BIO-1c requires specific
pre-construction, construction and post-construction requirements for the provision of pre-construction
meeting, resource delineation and protection measures, awareness training, biological monitoring,
resource identification and post-construction 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 biological species and vegetation communities
and jurisdictional 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 in the Project
survey areaonsite, 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 in the Project survey areaonsite before commencement
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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 during construction activitiesin the Project survey area. 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.
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 present onsite or have the likelihood to be present onsite
during construction activitiesupdate the status of least Bell’s vireo in the Project survey area. 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. Impacts to biological resources and impacts related
to compliance with a land use plan will be less than significant after mitigation incorporated.
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Therefore, impacts to all biological resources and land use and planning impacts will be reduced to
below a level of significance.
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Chapter 4.13
4.13.1

MINERAL RESOURCES

Environmental Setting

Mineral resources can be divided into three (3) general categories of which are important to the County.
Construction materials such as sand, gravel and crushed rock resources are the most important category
of mineral resources economically. Industrial and chemical mineral materials include limestone,
dolomite, and marble (except where used as construction aggregate); specialty sands, clays, phosphate,
borates and gypsum, feldspar, talc, building stone and dimension stone. Metallic and rare minerals are
the third category which includes precious metals (gold, silver and platinum), iron and other ferro-alloy
metals, copper, lead, zinc, gemstones and semi-precious materials, and optical-grade calcite.
There are two (2) major areas of mineral deposits within the City located along the northern portion of
the City as shown in Figure ERM-5 of the Environmental Resource Management Element of the General
Plan. One of these areas, the San Luis Rey River Basin, contains landfill, beach sand (non-construction
quality) and construction quality sand suitable for concrete and plaster. The other significant deposits
consist of silica sand, primarily used in glass manufacturing.
The County has undertaken a River Sand Resource Study (June 1974). In its report, the sand deposits in
the San Luis Rey River Basin comprise of 73.5% of total available deposits accessible to sand procedures.
In the City, as part of the North County Market Area, there is one sand producer operating in the
floodplain. However, most of the sand deposits are found in the urbanized area within the City and
these deposits are classified as “unavailable”. Currently, the more significant mineral extraction
operation is found along El Camino Real north of Oceanside Boulevard where silica sand is being
extracted by the Crystal Silica Company. The Project Site is not located within an area of mineral
deposits within the City as displayed in Figure ERM-5 of the Environmental Resource Management
Element or in a mineral resource area as depicted in Figure LU-22 of the Land Use Element.
The California Surface Mining and Reclamation Act (SMARA) of 1975 required the classification of land
into Mineral Resource Zones (MRZs), according to the land’s known or inferred mineral resource
potential. The City contains land designated in three (3) categories: MRZ-2, MRZ-3 and MRZ-4. MRZ-2
designates areas where adequate information exists to indicate that significant mineral deposits are
present or where it was determined that a high likelihood for their presence exists. MRZ-3 areas are
those containing mineral deposits whose significance cannot be evaluated from available data. This
classification also includes area where both acceptable and unacceptable quality materials are
intermixed, usually in layers. MRZ-4 areas are those for which available information is inadequate for
assignment to any other MRZ zone. The Project Site currently holds an MRZ-3 designation, which
indicates that there are no known mineral resources present on the Project Site.

4.13.2

Regulatory Setting

State
Surface Mining and Reclamation Act of 1975
Urban preemption of prime mineral deposits and conflicts between mining and other uses throughout
California led to passage of SMARA, which establishes policies for the conservation, development, and
reclamation of mineral lands and contains specific provisions for the classification of mineral lands by
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the State Geologist. The SMARA requires all cities and counties to incorporate in their general plans the
mapped designations approved by the Division of Mines and Geology. These designations are to include
lands categorized as MRZs. MRZ classifications are used to communicate information concerning the
existence of mineral resources.
Local
City of Oceanside General Plan
The General Plan Environmental Resource Management Element is designed to conserve natural
resources and is founded on the principles of conservation, preservation, planned management and
wise utilization of natural resources. An objective of the Environmental Resource Management Element
is to regulate mineral extraction activities to minimize hazards and conflicts with other land uses as well
as to preserve and enhance the appearance of the area.
The Land Use Element of the General Plan contains the following policies related to Mineral Resources:
3.31 Mineral Resource Areas
Objective: To provide for the conservation and development of mineral deposits of local
and regional significance and to allow the environmentally sensitive extraction of said
deposits while minimizing land use conflicts.
Policy A: Mining operations shall be restricted to the following areas which contain
mineral deposits determined to be of regional significance by the State Mining and
Geology Board pursuant to the California Surface Mining and Reclamation Act of 1975
and those found to be essential to the economic well-being of the City (see Figure LU22).
Policy B: Mineral Resource Areas shall remain in effect until the resource has been
depleted or no longer exists in sufficient quantity or quality to be of benefit to the City
and/or the region.
Policy C: The City shall not approve, extend, or amend any permit for mining operations
that are not located within designated mineral resource areas.

4.13.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Result in the loss of availability of a known mineral resource that would be of value to the region
and the residents of the state;
b. Result in the loss of availability of a locally-important mineral resource recovery site delineated
on a local general plan, specific plan or other land use plan.

4.13.4

Project Impact Analysis

Would the Project:
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a. Result in the loss of availability of a known mineral resource that would be of value to the region
and the residents of the state?
The Project is located in a primarily developed, 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 uses for a senior living facility and OFD station to the south. The City has
land designated in the MRZ-2, MRZ-3 and MRZ-4 categories as depicted in the County of San Diego
Guidelines for Determining Significance – Mineral Resources, Figure 2 (County of San Diego, 2007). The
Project Site has an MRZ-3 designation, which indicates that there are no known mineral resources
present on the Project Site. Additionally, the Project Site is not located in an area having probable
construction quality sand, non-construction quality sand or silica sand as mapped in the Environmental
Resource Management Element of the General Plan. Furthermore, the Project Site is not located in a
Mineral Resource Area as depicted in the Land Use Element of the General Plan.
The Project would not result in the loss of availability of a known mineral resource that would be of
value to the region and residents of the state and therefore no impact will occur.
b. Result in the loss of availability of a locally-important mineral resource recovery site delineated
on a local general plan, specific plan or other land use plan?
The Project Site is designated as MRZ-3 designation which indicates that there are no known mineral
resources present as depicted in the County of San Diego Guidelines for Determining Significance –
Mineral Resources, Figure 2 (County of San Diego, 2007). The Project Site is not a mineral resource
recovery site and it is located outside of the major areas identified as having mineral deposits by the City
of Oceanside General Plan Environmental Resource Management Element and Land Use Element.
The Project would not result in the loss of availability of a locally-important mineral resource recovery
site delineated on a local general plan, specific plan or other land use plan, and therefore no impact will
occur.

4.13.5

Mitigation Implementation and Monitoring

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

4.13.6

Level of Significance After Mitigation

Project impacts to mineral resources will be less than significant.
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Chapter 4.14

NOISE

The following document was used in the preparation of this section and is included in its entirety in
Appendix M:
Ldn Consulting, Inc. March 25, 2020. Noise Study CarMax Auto Store City of Oceanside, CA.

4.14.1

Environmental Setting

Noise Characteristics and Descriptors
Sound is mechanical energy transmitted by pressure waves in a compressible medium, such as air. Noise
is defined as unwanted sound which interferes with or disrupts normal daily activities. Sound levels are
measured in units called decibels (dB). Sounds heard by humans generally consist of multiple
frequencies. The A-weighted decibel scale is (dBA) is used to evaluate sounds, which reflects how the
human ear responds to different sound levels at different frequencies.
Several descriptors of noise exist to help predict average community reactions to the adverse effects of
environmental noise, including traffic-generated noise. To evaluate the long-term characteristics of
sound, accounting for the variability in sound levels over time, a mathematical average is taken for a
given time interval. This time-averaged sound level over a specific period of time is called a noise
equivalent level (Leq). Maximum sound level (Lmax) is the greatest sound level measured during a
designated time interval or event. The minimum sound level (Lmin) is the minimum sound level and is
often called the floor of a measurement period.
The day-night average noise level (Ldn) and community noise equivalent level (CNEL) represent 24-hour
periods that apply a time-weighted factor designed to emphasize noise events that occur during the
non-daytime hours. CNEL penalizes noise that occurs during certain sensitive periods. Noise occurring
during the daytime (7:00 a.m. to 7:00 p.m.) receives no penalty. Noise during the evening (7:00 pm to
10:00 pm) is penalized by added 5 dB and nighttime (10:00 p.m. to 7:00 a.m.) noise is penalized by
adding 10 dB. Ldn differs from CNEL in that the daytime period is longer (7:00 a.m. to 10:00 p.m.). L dn and
CNEL are the predominant criteria used to measure roadway noise affecting residential and sensitive
receptors.
Vibration Fundamentals
Vibration is oscillatory movement of mass over time. It is described in terms of frequency and amplitude
and, unlike sound, can be expressed as displacement, velocity or acceleration. For environmental
studies, vibration is often studied as a velocity that, akin to the discussion of sound pressure levels, can
also be expressed in dB as a way to cast a large range of quantities into a more convenient scale.
Vibration impacts to buildings are generally discussed in terms of inches per second (ips) peak particle
velocity (PPV). Common sources of vibration within communities include construction activities and
railroads.
Groundborne vibration generated by construction projects is usually highest during pile driving, rock
blasting, soil compacting, jack hammering, and demolition-related activities where sudden releases of
subterranean energy or powerful impacts of tools on hard materials occur. Depending on their distances
to a sensitive receptor, operation of large bulldozers, graders, loaded dump trucks, or other heavy
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construction equipment and vehicles on a construction site also have the potential to cause high
vibration amplitudes.
Project Site Noise
Noise measurements were taken on January 13, 2020 by Ldn Consulting, Inc. in the afternoon hours
using a Larson-David Model LxT Type 1 precision sound level meter. The sound level meter and
microphone were mounted to a tripod, five (5) feet above the ground and equipped with a windscreen
during all measurements. Ambient noise consisted of primarily of traffic noise along the adjacent
roadway. Table 4.14-1 displays the ambient noise levels for the Project Site. The ambient Leq noise levels
measured in the area for the Project during the early afternoon were found to be between 57 and 73
dBA Leq.
Table 4.14-1
Ambient Noise Levels
Measurement
Identification
M1

Primary
Noise Source
State Route
78

Time
3:00 – 3:15 pm

Leq

Lmax

61.8

73.1

Noise Levels (dBA)
Lmin
L10
57.4

63.1

L50

L90

60.5

59.3

Source: Noise Study Prepared by Ldn Consulting, Inc. (Appendix M)

4.14.2

Regulatory Setting

Federal
Noise Control Act
In 1972, Congress enacted the Noise Control Act. The Act authorized the U.S. EPA to establish a means
for effective coordination of federal research and activities in noise control, establish federal noise
emission standards for products distributed in commerce, and provide information to the public about
the noise reduction characteristics of such products.
Federal Transit Administration
In its Transit Noise and Vibration Impact Assessment Manual, the Federal Transit Administration (FTA)
recommends a daytime construction noise level threshold of 80 dBA Leq over an eight-hour period when
detailed construction noise assessments are performed to evaluate potential impacts to community
residences surrounding a project (FTA 2018). Although the FTA guidance is not a regulation, it can serve
as a quantified standard in the absence of such limits at the state and local jurisdictional levels.
State
California Code of Regulations, Title 24
According to Title 24 (Part 2, Volume 1, Chapter 12 – Interior Environment, Section 1206.4), interior
noise levels attributed to exterior noise sources are not to exceed 45 dBA CNEL for any habitable room. .
The “State Noise Insulation Standard”, as it is referred to, requires buildings to meet performance
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standards through design and/or building materials that would help to reasonably offset any significant
noise source in the receptor’s vicinity.
California Department of Transportation
In its Transportation and Construction Vibration Guidance Manual, Caltrans recommends a vibration
velocity threshold of 0.2 ips PPV for assessing vibration impacts to occupants of residential structures.
Although this Caltrans guidance is not a regulation, it can serve as a quantified standard in the absence
of such limits at the local jurisdictional level.
Local
County of San Diego Noise Ordinance Code
The County of San Diego Noise Ordinance Code states that with the exception of an emergency, it
should be unlawful to conduct any construction activity so as to cause, at or beyond the property lines,
an average sound level greater than 75 dB between the hours of 7:00 am and 7:00 pm. The City relies on
this standard in absence of a City property line noise standard for construction, as provided in the Noise
Study prepared by Ldn Consulting, Inc. (Appendix M).
City of Oceanside Noise Control Ordinance
The OMC Chapter 38 includes a Noise Control Ordinance which identifies acceptable noise levels within
the community. Section 38.12 of the Noise Control Ordinance establishes general sound level limits for
various zoning districts and shown in Table 4.14-2. For commercial zones, noise levels are not to exceed
65 dBA from the hours of 7:00 a.m. to 9:59 p.m. and 60 dBA from 10:00 p.m. to 6:59 a.m.
Table 4.14-2
Noise Level Limits by Base District Zone
Base District Zone
RE (Residential Estate)
RS (Single-Family)
RM (Medium Density)
RH (High Density)
RT (Residential Tourist)
C (Commercial)
I (Industrial)
D (Downtown)
A (Agricultural)
OS (Open Space)
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Applicable Limit (dB)
50
45
50
45
50
45
55
50
55
50
65
60
70
65
65
55
50
45
50

Time Period
7:00 a.m.to 9:59 p.m.
10:00 p.m. to 6:59 a.m.
7:00 a.m. to 9:59 p.m.
10:00 p.m. to 6:59 a.m.
7:00 a.m. to 9:59 p.m.
10:00 p.m. to 6:59 a.m.
7:00 a.m. to 9:59 p.m.
10:00 p.m. to 6:59 a.m.
7:00 a.m. to 9:59 p.m.
10:00 p.m. to 6:59 a.m.
7:00 a.m. to 9:59 p.m.
10:00 p.m. to 6:59 a.m.
7:00 a.m. to 9:59 p.m.
10:00 p.m. to 6:59 a.m.
7:00 a.m. to 9:59 p.m.
10:00 p.m. to 6:59 a.m.
7:00 a.m. to 9:59 p.m.
10:00 p.m. to 6:59 a.m.
7:00 a.m. to 9:59 p.m.
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45

10:00 p.m. to 6:59 a.m.

Source: City of Oceanside Municipal Code Section 38.12

Construction activities are subject to Section 38.17 of the Noise Control Ordinance, which specifically
prohibits the operation of any pneumatic or air hammer, pile driver, steam shovel, derrick, steam, or
electric hoist, parking lot cleaning equipment, or other appliance, the use of which is attended by loud
or unusual noise, between the hours of 10:00 p.m. and 7:00 a.m..
Section 38.16 of the Noise Control Ordinance prohibits nuisance noise as recommended in the City’s
General Plan Noise Element. It is unlawful for any person to make, continue, or cause to be made or
continued within the limits of the City any disturbing, excessive, or offensive noise that causes
discomfort or annoyance to reasonable persons of normal sensitivity. The Noise Control Ordinance
Section 35.15 provides that construction maintenance or other public improvement activities by
government agencies or public utilities may be exempt from the noise level limits upon the City manager
determination that the authorization furthers the public interest.
The Noise Ordinance is the City’s principal tool in in implementing the goals and policies of the General
Plan’s Noise Element.
City of Oceanside General Plan
The General Plan Noise Element contains policies for minimizing unnecessary noises and establishing
standards for maximum noise levels in the City. The Noise Element provides the following limitations on
construction noise:
1. It should be unlawful for any person within any residential zone of 500 feet there from to
operate any pile driver, power shovel, pneumatic, power hoist, or other construction equipment
between 8:00 p.m. and 7:00 a.m. generating an ambient noise level of 50 dBA at any property
line unless an emergency exists.
2. It should be unlawful for any person to operate any construction equipment at a level in excess
of 85 dBA at 100 feet from the source.
3. It should be unlawful for any person to engage in construction activities between 6:00 p.m. and
7:00 a.m. when such activities exceed the ambient noise level by 5dBA. A special permit may be
granted by the Director of Public Works if extenuating circumstances exist.
In addition, the Noise Element addresses nuisance noise and states that it should be unlawful for any
person to make or continue any loud, unnecessary noise that causes annoyance to any reasonable
person of normal sensitivity.
Further, the General Plan Noise Element outlines goals, objectives, and noise policies as follows:
Goal: To minimize the effects of excessive noise in the City of Oceanside
Objective: To protect the residents and visits to Oceanside from noise pollution. To improve the quality
of Oceanside’s environment.
Policies:
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Noise levels shall not be so loud as to cause danger to public health in all zones except
manufacturing zones where noise levels may be greater.



Noise shall be controlled at the source where possible.



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



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



Noise levels shall be considered in the approval of any projects or activities, public or private,
which require a permit or other approval from the City.



Noise levels shall be considered in any changes to the Land Use and Circulation Elements of the
General Plan.



Noise levels of City vehicles, construction equipment, and garbage trucks shall be reduced to
acceptable levels.

4.14.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would
result in:
a. Generation of a substantial temporary or permanent increase in ambient noise levels in the
vicinity of the project in excess of standards established in the local general plan or noise
ordinance, or applicable standards of other agencies;
b. Generation of excessive groundborne vibration or groundborne noise levels;
c. For a project located within the vicinity of a private airstrip or an airport land use plan, or, where
such a plan has not been adopted, within two miles of a public airport or public use airport,
would the project expose people residing or working in the project area to excessive noise
levels.

4.14.4

Project Impact Analysis

Would the Project result in:
a. Generation of a substantial temporary or permanent increase in ambient noise levels in the
vicinity of the Project in excess of standards established in the local general plan or noise
ordinance, or applicable standards of other agencies?
Construction Noise
Construction noise is short-term in nature and varies from hour to hour and day to day, depending on
the equipment in use, the operations performed, and the distance between the source and receptor.
Equipment that would be in use during construction for site preparation and grading would include
dozers, tractors, loaders, backhoes, water truck, excavators, graders, pavers, rollers, cranes, forklifts,
CarMax Auto Superstore
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generators, welders and air compressors. Grading activities typically represent one of the highest
sources of noise impacts. Site preparation and grading is estimated to occur over approximately six (6)
weeks. Due to normal site preparation operations, most of the equipment will be spread out over the
Project Site. All residential uses within the Project vicinity are located more than 330 feet from all site
preparation activities. Figure 17 displays the locations to the nearest sensitive noise receptors.
Construction for the entire Project includes utility infrastructure, facilities, improvements and structures
and estimated construction noise levels are provided in Table 4.14-3. As shown in Table 4.14-3, if all
construction equipment was working in the same area, at a distance as close as 330 feet, the point
source noise attenuation from the construction activities and the nearest property line is -16 dBA.
Table 4.14-3
Construction Noise Levels
Equipment Type

Quantity Used

Tractor/Backhoe/Loader
Grader
Roller
Water Truck
Dozer

3
1
1
1
1

Source @ 50 Feet (dBA)

72
73
74
70
74
Cumulative Level (dBA)
Distance to Separation (Feet)
Noise Reduction due to Distance (dBA)
Property Line Noise Level (dBA)

Cumulative Noise Level @
50 Feet (dBA)
77
73
74
70
74
82
330
-16
66

Source: Noise Study Prepared by Ldn Consulting, Inc. (Appendix M)

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.
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Operation Noise
Operation of the Project includes 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. The
Project would also include rooftop mechanical heating, ventilation and air conditioning units (HVAC)
which would be installed within the proposed buildings. The proposed HVAC units would be screened by
a prefinished metal rooftop unit screen. Reference noise levels for the proposed carwash and HVAC unit
were utilized in calculating the operational noise levels. Table 4.14-4 displays the operational noise
levels at the southern property line located approximately 330 to 410 feet from sensitive receptors.
The Project Site is zoned commercial which allows an equivalent one-hour sound level of 65 dBA Leq
between the hours of 7:00 a.m. and 9:59 p.m. and 60 dBA from 10:00 p.m. to 6:59 a.m. at the property
line. To the west and east of the Project Site are commercial uses with residential uses to the east and
south. Residential uses allow an equivalent one-hour sound level of 50 dBA Leq between 7:00 a.m. and
9:59 p.m. and 45 dBA from 10:00 p.m. to 6:59 a.m. at the property line. Since the Project Site is
surrounded by residential and commercial zones, the arithmetic mean of the sound level standards is
used. The hours of operation of the Project facility would be between the daytime hours and therefore
the arithmetic mean of the daytime standards was used (57.5 Leq).
Table 4.14-4
Operational Noise Levels – Southern Property Line
Distance to
Nearest
Property Line
(Feet)

Noise Reduction
due to Distance
(dBA)

Source

Distance from
Source (Feet)

Measured Noise
Level (dBA)

Vacuum Equipment

3

81.8

Carwash Entrance
Carwash Exit (Blowers)
HVAC West Building
HVAC East Building

9
9
6
6

84.3
-31.3
330
84.5
-31.3
65.9
-34.8
65.9
-34.8
Cumulative Noise Level @ Property Line (dBA)

-40.8

Resultant Noise
Level @
Property Line
(dBA)
16.5
38.1
38.3
12.7
12.7
41.3

Source: Noise Study Prepared By Ldn Consulting, Inc. (Appendix M)

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.
Off-Site Transportation Noise Levels
The Project is located south of SR-78 and therefore, impacts related to noise levels from the existing
freeway were analyzed. For the purpose of this analysis, a direct roadway impact would be considered
significant if the Project increases noise levels for a noise sensitive land use by 3 dBA CNEL and if the
Project increases noise levels above an unacceptable noise level per the City’s General Plan in the area
adjacent to the roadway segment. To determine if direct cumulative off-site noise level increases
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associated with the development of the Project would create noise impacts, the traffic volumes for the
existing conditions were compared to the traffic volumes increase of the existing plus Project.
A Vehicle Miles Traveled Analysis (Appendix N) was prepared for the Project by LOS Engineering, Inc.
estimated that the Project would generate 475 ADT which includes customer test drives of inventory
vehicles. The existing ADT volumes along Thunder Drive between Plaza Drive and Tiberon Drive are
9,100 ADT and 7,631 ADT between Tiberon Drive to Lake Boulevard. The Project would result in the
traffic volumes to increase to 10,255 ADT and 7,796 ADT along those two (2) segments, respectively. As
stated in the Noise Study (Appendix M), in order for traffic volumes to have a direct impact of 3 dBA
CNEL or be a major contributor to cumulative traffic volumes, a project would have to double the traffic
existing volumes. 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.
b. Generation of excessive groundborne vibration or groundborne noise levels?
Construction Groundborne Vibration and Noise
Common sources of groundborne vibration are trains, buses on rough roads, and construction activities.
Construction activities have the potential to expose people to excessive groundborne vibration or
groundborne noise during site preparation and grading. Vibration impacts from construction activities
would typically be created from the operation of heavy duty off-road equipment. Construction activity
would result in varying degrees of ground vibration, depending on the equipment used on the site.
Operation of construction equipment causes groundborne vibrations that spread through the ground
and diminish in strength with distance. Due to normal site preparation operations, most of the
equipment will be spread out over the Project Site. All residential uses within the Project vicinity are
located more than 330 feet from all site preparation activities, as described in the Noise Study
(Appendix M).
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.
Additionally, in accordance with City regulations, construction activities would be limited to the hours of
7:00 a.m. to 6:00 p.m. Monday through Friday and 7:00 a.m. to 6:00 p.m. on Saturday for work that is
not inherently noise-producing and that would not disrupt normal hours of sleep. Compliance with City
construction hour regulations would further reduce vibration impacts to nearby sources. As discussed
above, construction noise levels would reach 66 dBA and would not exceed City standards for
construction and operational noise levels or County standards for property line noise during
construction activities.
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The Project would not generate excessive groundborne vibration or groundborne noise during
construction, and impacts are less than significant.
Operational Groundborne Vibration and Noise
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. Anticipated HVAC systems would be designed and manufactured to feature
rotating and reciprocating components that are well-balanced with isolated vibration within or external
to the equipment casings to reduce vibration. As stated above, common sources of groundborne
vibration include trains, buses on rough roads, and construction activities. 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.
c. For a project located within the vicinity of a private airstrip or an airport land use plan, or, where
such a plan has not been adopted, within two miles of a public airport or public use airport,
would the Project expose people residing or working in the Project area to excessive noise levels?
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.

4.14.5

Mitigation Implementation and Monitoring

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

4.14.6

Level of Significance After Mitigation

Impacts related to noise from the implementation of the Project will be less than significant.
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Chapter 4.15
4.15.1

POPULATION AND HOUSING

Environmental Setting

City of Oceanside
Population
The City is located in the northwestern most part of the County, which includes a total of 18 cities and
unincorporated land and has a total population of 3,343,364 persons (USCB 2018) within the County.
The City occupies approximately 42 square miles and has a population of 176,080 (USCB 2018) and
comprises approximately 5% of the population of the County.
During the 15-year period from 2000 to 2015, population growth occurred at a slower rate in the City
(9.1%) than the County (17.3%). SANDAG contains projections that population growth will increase the
greatest in 2020, but will then slowly decrease back to the relatively low population growth that has
been typical within the City in the last 20 years. Based on the Series 13 Regional Growth Forecast for the
City, provided by SANDAG, the anticipated total population by 2050 is 190,129. This is a 13.6% increase
from 2010 to 2050.
Housing
According to the California Department of Finance, the City had 65,117 housing units in May 2016. A
majority of the total housing units are single-family which comprises approximately 64.5% of the total
housing units, reflecting the City’s family-oriented population and suburban neighborhoods character.
Multi-family units make up approximately 31% of the total units, while mobile homes account for the
remaining 5% of total housing units.
Project Area
The Project Site is located in the southeastern portion of the City, south of SR-78, east of College
Boulevard, and west of Thunder Drive. The Project Site is located in a primarily developed, urbanized
area and is surrounded by commercial uses to the west, including the Tri-City Crossroads 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.

4.15.2

Regulatory Setting

Regional
San Diego Association of Governments Regional Comprehensive Plan
SANDAG’s RCP serves as the long-term planning framework for the San Diego region. The primary goals
of the RCP are to improve the standard of living, enhance the quality of life, promote social and
economic equity, improve the region’s sustainability and encourage “smart growth”. Issues addressed in
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the RCP include urban form, transportation, housing, healthy environment, economic prosperity, public
facilities and border issues.
Regional Housing Needs Assessment
Each regional government in California receives a Regional Housing Needs Assessment (RHNA)
approximately every eight (8) years and consists of the projected housing needs for the entire region
over the eight (8) year period. SANDAG is responsible for distributing the total RHNA throughout the
region by adopting methodology and RHNA Plan for the projection period pursuant to Government
Code Section 65584(d).
Local
City of Oceanside General Plan Land Use Element
The Land Use Element of the General Plan and associated land use maps identify the type and location
of future land uses within the City. The specific land uses in turn affect the remaining General Plan
elements. The following objectives and policies guide population and housing within the City:
1.01 General Plan Consistency
Objective: To ensure all projects are consistent with the General Plan
Policy A: Tentative Maps, Development Plans and Conditional Use Permits approved
prior to the adoption of this Element and exercised thereafter without modification,
revision, amendment, or extension shall be considered consistent with this Element.
1.16 Housing
Objective: To ensure that decent, safe and sanitary housing is available to all current
and future residents of the community at a cost that is within reach of the diverse
economic segments of Oceanside.
Policy A: The City shall strive to maintain a reasonable balance between rental and
ownership housing opportunities, between senior and family housing and encourage a
variety of individual choices of tenure, type, and location of housing throughout
Oceanside.
Policy B: The City shall strive to produce opportunities for decent and affordable
housing in a pleasant environment for all of Oceanside’s citizens.
Policy C: The City shall ensure that housing is developed in areas with adequate access
to employment opportunities, community facilities, and public services.
Policy D: The City shall encourage development of a variety of housing opportunities,
with special emphasis on providing:
1. A broad range of housing types, with varied levels of amenities and number of
bedrooms;
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2. Sufficient rental stock for all segments of the community, including families with
children; and
3. Housing which meets the special needs of the elderly and the handicapped.
Policy E: The City shall protect, encourage, and where feasible, provide housing
opportunities for persons of low and moderate income.
Revision Housing 1.16: The City of Oceanside 2000 Housing Element contains more specific
policy statements and programs for the implementation of these overall policies.
2.3 Residential Development
Objective: To direct and encourage the proper type, location, timing, and design of
housing to benefit the community consistent with the enhancement and establishment
of neighborhoods and a well-balanced and organized City.
2.32 Potential Range of Residential Densities
Policy A: The base density shall be considered the appropriate density for development
within each residential land use designation.
Policy B: Residential projects that possess an excellence of design features shall be
granted the ability to achieve densities above the base density. Project characteristics
that exceed standards established by City policy and those established by existing or
approved developments in the surrounding area will be favorably considered in the
review of acceptable density within the range. Such characteristics include, but are not
limited to the following:
1. Infrastructure improvements beyond what is necessary to serve the Project and
its population.
2. Lot standards (i.e. lot area, width, depth, etc.) which exceed the minimum
standards established by City policy.
3. Development standards (i.e. parking, setbacks, lot coverage, etc.) which exceed
the standards established by City policy.
4. Superior architectural design and materials.
5. Superior landscape/hardscape design and materials
6. Superior recreation facilities or other amenities.
7. Superior private and/or semi-private open space areas.
8. Floor areas that exceed the norm established by existing or approved
development in the surrounding area.
9. Consolidation of existing legal lots to provide unified site design.
10. Initiation of residential development in areas where nonconforming commercial
or industrial uses are still predominant.
11. Participation in the City’s Redevelopment, Housing or Historical Preservation
programs.
12. Innovative design and/or construction methods that further the goals of the
General Plan.
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Policy C: Residential projects with densities below the base shall be considered to be
consistent with the land use designation.
City of Oceanside General Plan Housing Element
State law recognizes the vital role local governments play in the supply and affordability of housing. Each
local government in California is required to adopt a comprehensive, long-term General Plan for the
physical development of the city or county. The Housing Element is one of seven (7) mandated elements
of the General Plan. As mandated by state law, the planning period for the current Housing Element
extends from April 30, 2013 to April 30, 2021. This element identifies strategies and programs that focus
on the following major goals:


Facilitate the development of a variety of housing types for all income levels to meet the
existing and future needs of residents, including the homeless and persons with special needs;



Address, and where appropriate and legally possible, remove governmental constraints to the
maintenance, improvement and development of housing;



Maintain and enhance the quality of existing residential neighborhoods;



Promote equal housing opportunities for all persons regardless of race, color, national origin,
ancestry, religion, sex, marital status, or familial status;



Encourage new housing growth patterns that conform to local, regional and state policies for
sustainable development and energy use.

4.15.3

Thresholds of Significance

Based on Appendix G of the CEQA guidelines, impacts would be considered significant if the Project
would:
a. Induce substantial unplanned population growth in an area, either directly (for example, by
proposing new homes and businesses) or indirectly (for example, through extension of roads or
other infrastructure);
b. Displace substantial numbers of existing people or housing, necessitating the construction of
replacement housing elsewhere.

4.15.4

Project Impact Analysis

Would the Project:
a. Induce substantial unplanned population growth in an area, either directly (for example, by
proposing new homes and businesses) or indirectly (for example, through extension of roads or
other infrastructure)?
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The Project proposes the construction of a CarMax pre-owned automobile facility on a vacant parcel
located in a developed area. The Project Site is designated and zoned CC by the General Plan and by the
Zoning Ordinance and the proposed CarMax facility is an allowable use under these designations.
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.
b. Displace substantial numbers of existing people or housing, necessitating the construction of
replacement housing elsewhere?
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
comply with the land use and zoning designations for the site. The site is vacant and is categorized as
disturbed land.
The Project would not displace substantial numbers of existing housing or people necessitating the
construction of replacement housing elsewhere, and no impact will occur.

4.15.5

Mitigation Implementation and Monitoring

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

4.15.6

Level of Significance After Mitigation

No impact to population and housing will occur as a result of the Project.
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Chapter 4.16

PUBLIC SERVICES

The following document was used in the preparation of this section and is included in Appendix R:
Armijo, F. 2020. Email from F. Armijo (City of Oceanside Fire Department) to R. Del Rosario (REC
Consultants, Inc.). March 19, 2020.

4.16.1

Environmental Setting

Fire Protection
The Project Site is within the boundary of the City and under the jurisdiction of the Oceanside Fire
Department (OFD). The City currently has eight (8) operational fire stations. The Project would be served
by Fire Station 4 located at 3990 Lake Boulevard, approximately 0.1 mile south of the Project Site. The
OFD’s response times vary within the City, with the current goal being to provide an average maximum
initial response time of no more than six (6) minutes (6) and twenty (20) seconds in accordance with the
National Fire Protection Association’s National Standard (1710) (TriData, 2012). The average response
time for OFD was six (6) minutes and thirty-eight (38) seconds in 2015, according to a 2015 Annual
Report issued by the Department (Oceanside, 2015). The City benefits from the boundary-drop system
in the northern portion of the County where the closest emergency unit responds to a call regardless of
political jurisdiction. However, given the close proximity from the Project Site to Fire Station 4, response
times in the event of an emergency are anticipated to be short. Discussions regarding wildfire and
potential impacts as a result of the Project are addressed in Chapter 4.21 Wildfire.
Police Protection
Police protection is provided by the City of Oceanside Police Department (OPD) which operates out of
their station located at 3855 Mission Ave, approximately five (5) miles northwest of the Project Site. The
Department’s current goal is to provide a maximum response time of five (5) minutes for all Priority I
and II emergency service calls. The following are the approximate response times for emergency and
non-emergency calls in the Project area (Armijo, 2020):





5.47 minutes for Priority I – Emergency
8.43 minutes for Priority II – Timing Critical/Felony Just Occurred
25.84 minutes for Priority III – Non-Violent/Misdemeanor Just Occurred
38.24 minutes for Priority IV – Routine Calls for Service

OPD has 228 sworn and 84 professional staff members. The City’s 2018 estimated population is 176,080
and therefore, the City currently has an officer-to-citizen ratio of one to 564.7.
Schools
The Project Site is located within the boundaries of the Carlsbad Unified School District. It is located
within the attendance boundaries of Calavera Hills Elementary School, Calavera Hills Middle School,
Carlsbad High School and Sage Creek High School.
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Calavera Hills Elementary School, serving grades K-5, is located at 4100 Tamarack Avenue. In 2018,
student enrollment was 472 students, the operational capacity was 621 students and the maximum
capacity was 729 students (WLC, 2018).
Calavera Hills Middle School, serving grades 5-8, is located at 4104 Tamarack Avenue. In 2018, student
enrollment was slightly above capacity with 574 students enrolled at an operational capacity of 567
students. Maximum capacity was 702 students. Student enrollment is projected to increase over the
next five (5) years, and then decrease to return to current enrollment numbers (WLC, 2018).
Carlsbad High School, serving grades 9-12, is located at 3557 Monroe Avenue. In 2018, student
enrollment was 2,336 students. The operational capacity was 2,430 students and the maximum capacity
as 2,700 students. Over the next 10 years, enrollment is expected to increase, and then decrease to
slightly below current numbers (WLC, 2018).
Sage Creek High School, serving grades 9-12, is located at 3900 Cannon Road. In 2018, student
enrollment was 1,258 students. The operational capacity was 1,431 students and maximum capacity
was 1,539 students. Enrollment is expected to stay more or less the same, and slightly decline by 2027
(WLC, 2018).
Parks
There are no existing designated parks or other recreational facilities within the Project Site area. The
nearest existing designated park or other recreation facilities are John Landes Recreation Center,
located approximately one (1) mile north of the Project Site and Calavera Hills Community Park, located
approximately two (2) miles southwest of the Project Site.
Library
The Project is located approximately 5.3 miles southeast of the Oceanside Public Library, located at 330
North Coast Highway. The Mission Branch of the Oceanside Public Library is located at 3861-B Mission
Avenue, approximately 3.7 miles northwest of the Project Site. The Library also operates the READS
Literacy Center located at 321 N. Nevada Street, approximately 5.3 miles northwest of the Project Site.
The Library offers Bookmobile services at Libby Lake Park, John Landes Park, Rancho Del Oro Park,
Balderrama Recreation Center, Crown Heights Resource Center and Libby Lake Community Center.

4.16.2

Regulatory Setting

State
California Health and Safety Code, Section 13000, Division 12
The California Health and Safety Code Section 13000, Division 12 – Fires and Fire Protection sets forth
state fire regulations concerning building standards, fire protection devices such as extinguishers and
smoke alarms, fire notification and protection systems, and standards for high-rise buildings and
childcare facilities.
California Code of Regulations Title 24, Part 2 and Part 9
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The California Code of Regulations, Title 24, Part 2 provides the California Building Code, which contains
general construction building standards including fire, life safety, and field inspection provisions. Part 9
is the California Fire Code, which includes fire safety-related building standards.
Local
City of Oceanside General Plan
General Plan Community Facilities Element provides direction for the provision of adequate public
facilities necessary to serve the existing and future developed areas of the City in a coordinated and cost
effective manner. Within the Community Facilities Element are subsections on Fire Department
Facilities, Police Facilities, and Park and Recreation Facilities. These subsections outline specific policies
and objectives to ensure acceptable service levels and adequate provision of these facilities. Specific
services standards include:




A five (5) minute response time from fire stations to all developed areas within the City of
Oceanside;
A maximum response time for paramedic units of eight minutes in urban areas and 15 minutes
in rural areas, 85% of the time;
A maximum police response time of five minutes for all Priority I and II emergency service calls.

City of Oceanside Municipal Code Chapters 32 B, C and D
The OMC Chapter 32B stipulates that as a condition of approval of development projects, impact fees
shall be imposed to offset impacts to public facilities. The term “public facilities” includes all
governmental facilities specified in the adopted elements of the City’s General Plan, including the
Community Facilities Element. This includes fire, police, library, and administrative facilities.
The OMC Chapter 32C requires as a condition of new development that developers of projects in the
City contribute funds to insure adequate provision of public facilities and improvements within the City,
including: libraries; administrative space/civic center; police records/management; corporation yard;
and fire protection to meet new development’s share of costs for facilities needed to meet the level of
service standard as identified in the City’s long range capital improvements program.
The OMC Chapter 32D, Park Land Dedication and Payment of Fees, states that the provisions of this
municipal code chapter shall apply to all development within the City by which additional residential lots
and/or dwelling units are created. Every owner, developer or subdivide who crates such lots and/or
units shall dedicate a portion of land, pay a fee, or do both as set forth in Chapter 32D for the purposes
of providing open space, park and recreational facilities. Thus, the Project would not be subject to the
payment of park land dedication fees.
City of Oceanside Impact Fees for New Development
The City Impact Fees for New Development provides a fee schedule for all associated impact fee
categories. The current impact fee (revised 7/9/2019) for Public Facilities required for a commercial
project is $0.902 per square foot. The current impact fee for schools required for a commercial project
in the Carlsbad School District is $0.61 per square foot.
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4.16.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. 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, in order to maintain acceptable service ratios, response times, or other performance
objectives for any of the public services: (1) fire protection; (2) police protection; (3) schools; (4)
parks; (5) other public facilities.

4.16.4

Project Impact Analysis

a. 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, in order to maintain acceptable service ratios, response times, or other performance
objectives for any of the public services:
Fire protection?
As stated above, OFD currently has eight (8) operational fire stations. The closest station to the Project
Site is Fire Station 4 located at 3990 Lake Boulevard, approximately 0.1 mile south of the Project Site.
OFD utilizes a dynamic distribution system that chooses units based on which OFD unit is the closest at
the time the alarm is received. It is anticipated that Fire Station 4 would respond to the majority of
future emergency calls for the CarMax facility, and when Station 4 is unavailable, units identified for
response to the site could come from multiple stations.
Emergency Medical Service (EMS) vehicles would utilize an OPTICOM system which is a traffic control
system that provides a green light and intersection right-of-way to emergency vehicles. 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, wallmounted safe that holds building keys in order for fire departments, emergency medical services and
police to gain access into buildings in emergency situations. The Project would provide all required
setbacks, fire truck access and turnarounds, fire hydrants, address numbers, and sprinklers in
accordance with the City Fire Department requirements. Fire extinguishers sizes and locations will be
determined by the Fire Marshal during the building permit application.
Off-site improvements as part of the Project would construct an 80-foot curb to curb width across the
Project frontage on Plaza Drive. 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.
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.
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. Striping would include two (2) eastbound lanes and one (1) westbound lane with a
center two-way left turn lane. On Thunder Drive, a 10-foot street widening will occur between two (2)
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proposed driveways and would be striped with “No Parking”. The Project improvements would improve
traffic and further improve emergency access in the surrounding area of the Project Site.
The Project would develop a commercial facility and would have a corresponding increase in demand for
fire protection services. However, the Project would comply with the existing zoning and land use
designations and the increase in demand would have already been accounted for. Additionally, 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 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?
Police protection is provided by OPD which operates out of their centralized station located at 3855
Mission Ave, approximately five (5) miles northwest of the Project Site. The Project would construct a
CarMax pre-owned automobile dealership and is consistent with the existing zoning and land use
designations for the site. 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 have a de minimis
impact on response times (Armijo, 2020).
OPD recommendations to ensure a less than significant impact on police services include utilization of
inventory control measures to prevent loss, including driveway barriers after hours and strict control of
keys and access to vehicles. Other recommendations include onsite security and video surveillance
cameras (Armijo, 2020). 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.
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.
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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. As
stated in the Regulatory Setting section above, the payment of park land fees is only required for
projects which propose the addition of residential lots and/or dwelling units. 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 Public Facilities?
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.

4.16.5

Mitigation Implementation and Monitoring

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

4.16.6

Level of Significance After Mitigation

Impacts to public services will be less than significant.
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Chapter 4.17
4.17.1

RECREATION

Environmental Setting

Site Location and Surroundings
The Project Site is located in the southeastern portion of the City, south of SR-78, east of College
Boulevard, and west of Thunder Drive. 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 bounded on the north by the east-bound lanes of SR-78 and on the south
by Plaza Drive. An existing billboard is located on the eastern portion of this parcel. The southern parcel
is located south of Plaza Drive and west of Thunder Drive.
The Project Site is surrounded by commercial uses to the west, including the Tri-City Crossroads
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
zones which include a senior living facility, and commercial and public/semipublic uses including an OFD
station.
County Recreational Facilities
The County park system contains more than 100 locations across approximately 50,000 acres, including
36 local day-use parks, 19 regional parks, nine (9) camping parks, a number of open space preserves,
several registered historic sites, fishing lakes, community centers, special use facilities, and preserves
located within the unincorporated County. The County has approximately 350 miles of trails that take
visitors through multiple climates and habitats. The nearest County Park is Guajome Regional Park
located approximately 4.4 miles northeast of the Project Site.
City Parks
The City parks and recreation facility inventory indicates there is a broad range of passive and active
opportunities, well dispersed throughout the City. Currently the City has approximately 642 acres of
park land. This includes 269 acres of community parks and centers, 74 acres of neighborhood parks, and
two (2) aquatic facilities. Residents can also enjoy 115 acres of school recreation areas. A major
recreation resource for the community is the coastline. The City has approximately 35 acres of usable
beaches under their control. The City also owns Oceanside Harbor which offers marine boating facilities
and services.
Parks and Recreational Facilities near the Project
The City of Oceanside Parks and Recreation Master Plan 2019 displays existing parks and recreation
facilities within the City. These include community centers, neighborhood parks, community parks,
school facilities, special use parks, regional parks and golf courses. Facilities nearest to the Project Site
include Mira Costa College, John Landes Recreation Center, John Landes Park, Palisades Park, Joseph
Sepulveda Park and Oak Riparian Park. Mira Costa College is the nearest dedicated recreation facility
which is located approximately 0.90 mile northwest of the Project Site. Mira Costa College is designated
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as a school with a Memorandum of Understanding (MOU) in place for public use and provides a baseball
field, soccer field, tennis courts, Pedley Park, fountain and clock tower. The nearest trails to the Project
Site are the San Luis Rey River Trail easternmost access point located approximately four (4) miles north,
the southwestern portion of the San Luis Rey River Trail located 4.3 miles west, and the trail adjacent to
the Buena Vista Lagoon Nature Center located four (4) miles west.

4.17.2

Regulatory Setting

State
Landscaping and Lighting Act
The Landscaping and Lighting Act (California Streets and Highways Code, Section 22500 et seq.) enables
cities, counties, and special districts to acquire land for parks, recreation, and open space. A local
government may also use the assessments to pay for improvements and maintenance to these areas. In
addition to being provided by local government agencies (i.e., counties and cities), park and recreation
facilities may be provided by other public agencies such as a community service district, park and
recreation district, etc.
Quimby Act
The 1975 Quimby Act (California Government Code, Section 66477) was enacted to promote the
availability of park and open space areas in California. The Quimby Act authorizes cities and counties to
pass ordinances requiring the dedication of land, donation of conservation easements or the payment of
fees for park and/or recreational facilities and improvements. The Quimby Act outlines a number of
items that must be contained in the local ordinance, including standards from which calculations can be
made for the amount of land or fee that must be given for recreation purposes. Revenues generated
through the Quimby Act can only be used for creating or rehabilitating recreational facilities, not for the
operation and maintenance.
Local
City of Oceanside General Plan
The State of California requires that each city draft and adopt a comprehensive general plan that
provides long-term guidance for development within the city’s jurisdiction. The General Plan sections
that address goals and policies related to parks and recreation include the Land Use Element,
Community Facilities Element, Recreational Trails Element and Environmental Resource Management
Element. Each of these elements is described in detail below as they relate to parks and recreation.
Land Use Element
The General Plan Land Use Element provides policies, definitions, and zoning designations for land use
types within the City. It establishes guiding policies for each type of land use, including open space,
recreation, and community facilities. As it relates to parks and recreation, the Land Use Element gives
overall direction for encouraging, preserving, and developing adequate open space, park areas, and
recreation facilities for community use. The element also establishes the general development impact

CarMax Auto Superstore

March 2021
Page 4.17-2

4.17 Recreation
fee policy to provide for expanding public facilities to meet the demand of any new development. The
General Plan Land Use Element identifies the following objectives and policies relating to recreation:
2.74 Public Recreation Facilities Objective: To enhance the well-being of City residents by
providing opportunities for relaxation, rest, activity, and education through a well-balanced
system of private and public parks and recreational facilities distributed to serve the entire
community.
Policies:
A. Enrich the quality of life for all citizens of Oceanside while providing constructive and
creative leisure opportunities.
B. Provide recreational experiences and programs that contribute to the total health of the
individual while meeting the desires of the community as a whole.
C. Provide adequate parkland acreage in both location and size to meet the recreation needs
of existing and future residents and to preserve natural resources within the City.
D. Develop park sites to provide diverse recreational facilities to meet the active and passive
recreational needs of Oceanside residents.
E. Provide for the optimum functional and aesthetic integration of all recreational,
environmental, cultural, and social elements into Oceanside parks.
F. Improve and modernize Oceanside parks to overcome both design deficiencies and any
deterioration of existing facilities.
G. Distribute future park sites to equitably serve a greater number of Oceanside residents
while reducing annual maintenance and operation costs.
H. Maintain the presence of parklands and open space as a fundamental element to conserve
and enhance the natural environment thereby improving the quality and livability of the City
of Oceanside.
I.

Emphasize trail linkage opportunities between community, County, and State open space
systems and recreation facilities and throughout those private developments where
deemed both suitable and appropriate.

J.

Foster cooperative use of existing land resources and recreational facilities between other
public and quasi-public agencies.

K. Operate and maintain Oceanside park and recreation facilities through programs that are
designed for the most effective use and enhancement of the park site at the least cost
possible.
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L. Define basic objectives, financing, and alternative/nontraditional means for timely and
balanced development of park and recreation facilities in Oceanside.
Community Facilities Element
The General Plan Community Facilities Element guides the development of community facilities. The
Community Facilities Element intends to ensure that sufficient and adequate public facilities and
services, including park land, are provided to the City. This element of the General Plan establishes a
park land goal of five (5) acres of park space per 1,000 residents within the City. Community Facilities
Financing Policy 14.1 states that all new development shall pay its proportionate share of the costs of
the public facilities necessitated by that development through payment of impact fees for roads, parks
and recreation, stormwater management, police service, fire protection and emergency services, City
administrative space and City corporation yard, and library services, and payment of connection fees for
water and wastewater service. The following objectives and policies relate to parks and recreation:
Parks and Recreation Facilities Objective: To enrich the quality of life for all residents of
Oceanside by providing adequate and accessible public park and recreation facilities, by
providing constructive leisure opportunities, and by providing recreational experiences and
programs that contribute to the total health of the individual while meeting the overall needs
and desires of the community.
Policies:
1.1

The objectives and policies of the Park and Recreation Master Plan (1987) for the City of
Oceanside shall guide the acquisition and development of parks and recreation facilities in
the City of Oceanside and shall be supplemented and modified by the following policies.

1.2

The City of Oceanside shall assist in the coordinated planning, development and
maintenance of unique regional amenities within and adjacent to the community. These
amenities include: Guajome Regional Park; the Oceanside Public Beach Area; the
proposed greenway and bikeway along the San Luis Rey Corridor; and the Buena Vista
Lagoon. This regional recreational and open space amenity system shall be planned,
developed and implemented in coordination with the existing system of parks throughout
the City of Oceanside.

1.3

The City of Oceanside shall combine its park designation categories of Neighborhood,
Community, and Special Use Parks into a single “Community Park” designation and shall
strive to provide five acres of developed “Community Parks” per 1,000 residents within
the City.

1.4

The City of Oceanside shall undertake a systematic annual park development program and
shall strive to correct existing deficiencies in the system by Fiscal Year 1998-99. The
average annual rate of development needed to achieve this policy is estimated at six acres
of developed parkland per year.

1.5

The City of Oceanside shall also undertake a parks acquisition and improvement program
to accommodate future growth needs and shall strive to acquire and develop an average
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annual program of approximately 14.0 acres per year through Fiscal Year 2009-10 to serve
new development.
1.6

Sites being considered for development as new active “Community” parks should meet all
of the following standards:
a. The topography and land configuration should be suitable to accommodate the park’s
proposed uses. A minimum of 65% of the park land area should be useable for active
recreation;
b. Sites should have or be able to achieve safe pedestrian and bicycle access;
c. Sites should be visible from the street in order to enhance enjoyment of the park by
people driving by and to facilitate security surveillance;
d. Noise generated by park use should be mitigated to avoid disturbing adjacent
residents;
e. Lighting should be designed to limit impacts on adjacent residents;
f. Parks should be buffered from adjacent residences through the use of fences,
landscaping, berms, or other treatments, in order to prohibit undesired access to
private property; and
g. “Community Parks” located in residential neighborhoods should have at least one
access point on a Collector road. Whenever possible, these facilities should be located
adjacent to public schools.

Community Facilities Financing Objective: To provide financing for the orderly and planned
construction of adequate public facilities to serve existing and future development in the City of
Oceanside.
Policy 14.1

All new development shall pay its proportionate share of the costs of the public
facilities necessitated by that development through payment of impact fees for
roads, parks and recreation, storm water management, police service, fire
protection and emergency services, City administrative space and City
corporation yard, and library services, and payment of connection fees for water
and wastewater service.

Recreational Trails Element
The General Plan Recreational Trails Element, a sub-element to the Circulation Element, provides
policies and guidance for the City’s bicycle, pedestrian, and equestrian trail system. This element defines
adequacy standards and goals for maintaining recreational trails, such as hiking trails, multi-use trails,
equestrian trails and bicycle trails throughout the City. The following are related objectives and policies
within the Recreational Trails Element:
Goal 1: Encourage safe multiple use trails within the City that provide a variety of experiences.
Goal 2: A safe, interconnected network of bicycle facilities within Oceanside
Goal 3: A safe transition from Oceanside to the Camp Pendleton bike trail.
Goal 4: Safe bicycle use within the City for recreational and commuter users.
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Goal 8: An interconnected network of pedestrian facilities within the City, linking recreational
and other destinations.
Environmental Resource Management Element
The General Plan Environmental Resource Management Element provides guidance for conserving and
preserving natural resources and open space as the City develops. As related to recreation, this element
encourages the preservation of open space for public health and welfare. The Environmental Resource
Management Element identifies the following objective related to recreation:
Recreation and Scenic Areas Objective:
1. Plan adequate recreation facilities based on existing recreation standards and criteria
established by the appropriate agencies as contained in the other elements of the General
Plan.
City of Oceanside Parks and Recreation Master Plan
Adopted in January 1996, the Parks and Recreation Master Plan provides guidance for the development
of future park, recreation, and open space facilities in order to meet the needs of the community. The
Parks and Recreation Master Plan identifies existing facilities, provides a needs assessment, proposes
implementation strategies, and includes overall goals and policies for the development, renovation, use,
acquisition, and maintenance of park facilities. The City Parks and Recreation Master Plan Report was
updated in 2019.

4.17.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Increase the use of existing neighborhood and regional parks or other recreational facilities such
that substantial physical deterioration of the facility would occur or be accelerated;
b. Include recreational facilities or require the construction or expansion of recreational facilities
which might have an adverse physical effect on the environment.

4.17.4

Project Impact Analysis

a. Would the Project increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility would occur or be
accelerated?
The Project Site is situated on two (2) vacant parcels and development would consist of the construction
of a CarMax pre-owned automobile dealership, including 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. An additional sales
display area would be provided on the northern parcel with a security gate and control island. The
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Project Site is zoned CC and has a corresponding land use designation in the General Plan. The Project
does not require a zoning change or General Plan amendment.
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.
b. Does the Project include recreational facilities or require the construction or expansion of
recreational facilities which might have an adverse physical effect on the environment?
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.

4.17.5

Mitigation Implementation and Monitoring

The proposed Project would result in less than significant impacts. Therefore, no mitigation is required.

4.17.6

Level of Significance After Mitigation

Project impacts related to recreation will be less than significant.
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Chapter 4.18

TRANSPORTATION

The following document was used in the preparation of this section and is included in its entirety in
Appendix N and Appendix O:
LOS Engineering, Inc. December 4, 2020. CarMax Auto Dealership 4000 Block of Plaza Drive City of
Oceanside October 1, 2020. Vehicle Miles Traveled Analysis. (Appendix N)
LOS Engineering, Inc. December 4, 2020. CarMax Auto Dealership 4000 Block of Plaza Drive City of
Oceanside October 1, 2020. Local Transportation Study. (Appendix O)

4.18.1

Environmental Setting

The Project is located in the southeastern portion of the City approximately seven (7) miles east of
downtown Oceanside, south of SR-78, east of College Boulevard, and west of Thunder Drive. The
northern parcel is bounded to the north by the east-bound lanes of SR-78 and to the south by Plaza
Drive. The southern parcel is located south of Plaza Drive and west of Thunder Drive. Regional access is
provided from SR-78, College Boulevard and Plaza Drive. The Project Site has been previously graded but
no structures, roads or other improvements are located onsite.
A Local Transportation Study (LTS) was 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.
As required by CEQA, a VMT analysis is required which utilizes VMT as the measure of effectiveness for
determining transportation impacts. A VMT Analysis was prepared for the Project and is provided as
Appendix N of this EIR and is utilized as the bases for this transportation analysis.

4.18.2

Existing Conditions

4.18.2.1

Existing Transportation System

Existing Street System
The following roadways are located in the vicinity of the Project and are described below. The roadway
classifications were obtained from the General Plan Circulation Element.
College Boulevard
College Boulevard is classified as a Major Arterial from Vista Way to Plaza Drive. This segment of College
Boulevard is generally constructed as a six-lane roadway with three (3) lanes in each direction along with
Class II bike lanes in each direction. The road has either a painted median (double-double yellow) or a
raised median just south of Vista Way.
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Plaza Drive
Plaza Drive is classified as a Secondary Collector from College Boulevard to Thunder Drive. Plaza Drive
from College Boulevard to approximately 300 feet past SR-78 ramps is constructed as a four-lane
roadway with two (2) lanes in each direction. Along the Project frontage, Plaza Drive is constructed as a
two-lane undivided roadway. East of the Project Site and along the DMV frontage, Plaza Drive is
generally constructed as a three-lane roadway (2 EB lanes and 1 WB lane) along with a center two-way
left turn lane (TWLTL). The posted speed limit is 35 miles per hour (mph).
Thunder Drive
Thunder Drive is classified as a Collector Road from Plaza Drive to Lake Boulevard. This segment of
Thunder Drive is constructed as a two-lane roadway with one (1) travel lane in each direction. The
posted speed limit is 25 mph.
Pedestrian Facilities
The Local Transportation Study (LTS) prepared by LOS Engineering, Inc. (Appendix O) included a
pedestrian analysis which consists of documenting pedestrian infrastructure available including any
opportunities or deficiencies such as path obstructions or missing sidewalk from the Project access
points extending to the nearest intersection with a classified roadway or to a connection with a Class I
path. The following pedestrian facilities have been analyzed:
Plaza Drive
Plaza Drive from College Boulevard, the nearest intersection with a classified roadway, east of the
Project Site, there are either non-contiguous or contiguous sidewalks on both sides of the street. There
are no sidewalks along the Project frontage on Plaza Drive. From east of the Project Site to Thunder
Drive, the nearest intersection with a classified roadway, there are contiguous sidewalks on the south
side of the street and no sidewalk on the north side of the street. There are no major sidewalk
obstructions observed along the roadway segments that had sidewalks.
Thunder Drive
Thunder Drive from Plaza Drive to Lake Boulevard, the nearest intersection with a classified roadway,
has either non-contiguous or contiguous sidewalks on both sides of the street. There are no major
sidewalk obstructions observed along this segment.
Bicycle Facilities
The LTS prepared by LOS Engineering, Inc. (Appendix O) included a bicycle analysis which consists of
documenting bicycle infrastructure available including any opportunities or deficiencies such as bike
lanes, bike buffers, or bike boxes from the Project access points extending in each direction to the
nearest intersection with a classified roadway or connection with a Class 1 path. The following bicycle
facilities have been analyzed:
Plaza Drive
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Plaza Drive from College Boulevard to Thunder Drive, which are the study limits identified by the nearest
intersection with a classified roadway, has a recommended Class 3 bike route identified in the City
Bicycle Master Plan 2017 Update. This segment of Plaza Drive did not have any observed bike lane or
bike route signs.
Thunder Drive
Thunder Drive from Plaza Drive to Lake Boulevard, which are the study limits identified by the nearest
intersection with a classified roadway, has a recommended Class 3 bike route identified in the Bicycle
Master Plan 2017 Update. This segment of Thunder Drive did not have any observed bike lane or bike
route signs.
Transit Facilities
The LTS prepared by LOS Engineering, Inc. (Appendix O) included a transit analysis which includes
identification of the closest transit routes and stops to the Project. If the stops are within 0.5 mile
walking distance of the Project access, the condition of the closest transit stop amenities are described.
The North County Transit District (NCTD) lists Bus Route 323 within 0.5 mile walking distance from the
Project access points or driveways. The closes bus stops to the Project Site are located on Lake
Boulevard just west of Thunder Drive.
The bus stop for westbound travel on Lake Boulevard is located a walking distance of approximately 710
feet from the Project access on Thunder Drive. The bus stop includes a bench and trash receptacle and
the bus stop is in good condition. The bus stop for eastbound travel on Lake Boulevard is located walking
distance of approximately 940 feet from the Project access on Thunder Drive. The bus stop includes only
a trash receptacle and the bus stop is in good condition. The bus service times are provided in Table
4.18-1.
Table 4.18-1
Bus Service Operations and Frequency

Bus Route

Route 323

Weekday (Monday-Friday)
Weekday Service
7:00 AM-9:00 AM
4:00 PM-6:00 PM
Operations (Off-Peak
Peak Hour Service
Peak Hour Service
Service Frequency
Frequency
Frequency
Range)
≈6:00 AM to ≈6:00 PM
60 minutes
60 minutes
(≈60 minutes)

Weekends (Saturday and Sunday)
Saturday Service
Operations (Service
Frequency Range)

Sunday Service
Operations (Service
Frequency Range)

No Scheduled
Service

No Scheduled Service

Note: Service times are summaries, thus please refer to Appendix E of the Local Transportation Study for exact service details.
Source: Local Transportation Study prepared by LOS Engineering, Inc. (Appendix O)

4.18.3

Regulatory Setting

State
Senate Bill 743
In 2013, SB 743 was signed into law and requires new metrics for analyzing transportation impacts
under CEQA to provide an alternative to LOS. Measurements of transportation impacts may include
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vehicle miles traveled (VMT), vehicle miles traveled per capita, automobile trip generation rates, or
automobile trips generated. In most cases, a project’s effect on automobile delay will no longer
constitute a significant environmental impact. Proposed changes to the CEQA Guidelines, Section
15064.3, were promulgated by the Office of Planning and Research (OPR) in November 2017. Per the
updated 2019 CEQA Guidelines, measurements of transportation impacts will include VMT for analyses
completed after July 1, 2020.
Local
SANDAG Regional Transportation Plan and Sustainable Communities Strategy
SANDAG’s San Diego Forward: The Regional Plan (Regional Plan) combines the region’s two (2) most
important existing planning documents – the RCP and the Regional Transportation Plan and its
Sustainable Communities Strategy (RTP/SCS). The RCP, adopted in 2004 laid out key principles for
managing the region’s growth while preserving natural resources and limiting urban sprawl. The plan
covered eight (8) policy areas including urban form, transportation, housing, healthy environment,
economic prosperity, public facilities, our borders, and social equity. These policy areas were addressed
in the 2050 Regional Transportation Plan and its Sustainable Communities Strategy (2050 RTP/SCS) and
are now fully integrated into the Regional Plan.
City of Oceanside Traffic Impact Analysis Guidelines for Vehicle Miles Traveled (VMT) and Level of Service
Assessment
The purpose of the Traffic Impact Analysis Guidelines for Vehicle Miles Traveled (VMT) and Level of
Service Assessment prepared by the City is to provide general instructions for analyzing the potential
transportation impacts of proposed development projects. The guidelines provide transportation
analysis significance criteria, screening criteria and thresholds of significance for environmental
clearance for development projects. It also provides appropriate methodologies, procedures, and
process for the preparation of a transportation analysis report within the context of CEQA.
City of Oceanside General Plan
Circulation Element – Master Transportation Roadway Plan
The City has adopted a Master Transportation Roadway Plan as part of the General Plan Circulation
Element. In conjunction with the other elements of the General Plan, and the Circulation Element, the
Master Transportation Roadway Plan chapter focuses on the guidelines to provide a network of
roadways throughout the City which form the transportation network. The Circulation Element and the
Master Transportation Roadway Plan chapter are designed to effectively promote policies and
guidelines that support the various forms of transportation available in the City. Select applicable
General Plan goals and their corresponding policies are listed below:
Objective i: Implement a circulation system that provides a high level of mobility, efficiency,
access, safety, and environmental consideration that accommodates all modes of travel such as
vehicular, truck, transit, bicycle, pedestrian, and rail.
Policy 2.4: The City’s circulation system shall promote efficient intra- and inter-city
travel with minimum disruption to established and planned residential neighborhoods.
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Policy 2.5: The City will strive to incorporate complete streets throughout the Oceanside
transportation network which are designed and constructed to serve all users of streets,
roads and highways, regardless of their age or ability, or whether they are driving,
walking, bicycling, or using transit.
Objective i: Aim for an acceptable Level of Service (LOS) D or better on all Circulation Element
roadways on an average daily basis and at intersections during the AM and PM peak periods.
Objective ii: Ensure that all streets within the City achieve the City’s mobility goals and design
standards as highlighted throughout this chapter.
Policy 3.3: All streets within the City shall be designed in accordance with the adopted
City of Oceanside design standards. Typical cross-sections and design criteria for the
various street classifications are shown in the City Engineers Design and Processing
Manual.
Objective iii: Construct the roadway network in phases consistent with the needs and growth of
the community.
Policy 3.12: The City shall require or provide adequate traffic safety measures on all new
and existing roadways. These measures may include, but are not limited to, appropriate
levels of maintenance, proper street design, traffic control devices (signs, signals, and
striping), street lighting, and coordination with the school districts to provide school
crossing signs and protection.
Policy 3.18: The City shall:




Require new developments to dedicate necessary right-of-way when the subdivision
or development of property adjacent to Circulation Element streets is proposed.
Require new developments to provide all necessary grading, installation of curbs,
gutters, sidewalks, parkway tree planting, and street lights, unless these
improvements are provided through other means.
Require new developments to provide half-street improvements plus 12 feet
beyond the centerline in accordance with City standards.

Land Use Element
The following policies of the Land Use Element regulate transportation:
2.711 Master Street Plan
Objective: To provide a balanced circulation system to serve the rowing transportation demands within
and through the community.
Policy C: The City shall approve and build streets as per City of Oceanside Engineering Manual
Specifications.
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Policy E: The City shall:
1. Require development to provide collector and local street improvements according to
standards of the City Engineering Department.
3. Require development to provide all necessary grading, installation of curbs, gutters, and
parkway tree planting, unless these improvements are provided through other means.
6.

The development will install all sidewalks and curbs as required in their permanent
location to provide for maximum design development.

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.
2.7131 Transit System
Policy A: The City shall coordinate and encourage the existing bus system to serve newly
developed areas.

4.18.4

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would:
a. Conflict with a program, plan, ordinance or policy addressing the circulation system, including
transit, roadway, bicycle, and pedestrian facilities;
b. Be inconsistent with CEQA Guidelines section 15064.3, subdivision (b);
c. Substantially increase hazards due to a geometric design feature (e.g. sharp curves or dangerous
intersections) or incompatible uses (e.g. farm equipment);
d. Result in inadequate emergency access.
In accordance with the above significance criteria, this analysis uses the following standards to evaluate
transportation impacts.
Vehicle Miles Traveled
The City’s Traffic Impact Analysis Guidelines for Vehicle Miles Traveled (VMT) and Level of Service
Assessment lists several project types that screen out of the VMT Analysis. One criterion is for projects
that generate less than 1,000 daily vehicle trips, if consistent with the adopted General Plan would be
screened out from a VMT Analysis. The City of Oceanside has developed a Project Information Form
(PIF) to facilitate the screening of project requirements. A completed PIF for the Project is provided in
Appendix C of the VMT Analysis which is provided as Appendix N of this EIR.
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Multi-Modal Plan Consistency
The multi-modal consistency analysis shall be based on consistency with the Circulation Element,
including the Bicycle Master Plan and Pedestrian Master Plan. The Circulation Element goals and policies
are aimed at incorporating complete streets throughout the City transportation network that serve all
users of streets, roads, and highways, regardless of their age or ability, or whether they are driving,
walking, bicycling, or using transit. If the Project does not comply with an aspect of these, then further
review would be necessary to determine if a potential physical significant impact would result.
Geometric Design and Emergency Access
To determine impacts related to hazards due to a geometric design feature and emergency access
adequacy, a review of compliance with the City’s roadway standards is utilized. City roadway and
emergency access requirements are considered to provide for roadway and safety and adequate
emergency access. If a feature does not comply with the standards, then further review is necessary to
determine if a potential hazard or inadequate emergency access will occur.

4.18.5

Project Impact Analysis

Would the Project:
a. Conflict with a program, plan, ordinance or policy addressing the circulation system, including
transit, roadway, bicycle and pedestrian facilities?
Access
The Project would have a total of four (4) driveways for access. One driveway is located on the northern
parcel for the additional sales display area. One driveway on the south side of Plaza Drive for is for sales
personnel and test drive vehicles only. Arriving customers, employees, vehicle carriers and other visitors
and deliveries would use the two (2) Thunder Drive access points. Once vehicles are unloaded from the
vehicle car carriers employees would drive the vehicles to the main lot using Plaza Drive. There is no
internal vehicular connection between the sales display areas adjacent to Plaza Drive and the customer
and employee lot adjacent to Thunder Drive. Customers can walk between the main sales display area
and customer parking lot.
Test Drive Route
The Project would include vehicle test drives for customers interested in purchasing a vehicle. The
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 test
drive route 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 Project would include vehicle test drives for customers interested in purchasing a vehicle.
The proposed test drive route is approximately 1.6 miles round trip and lasts approximately five (5)
minutes. Designated routes for all test drives will not include residential streets. The proposed
anticipated test drive route is as follows:
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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.

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

Project roadway improvements are displayed in Figure 18.
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General Plan Circulation Element Consistency
Chapter 3 of the Circulation Element discusses the Master Transportation Roadway Plan which provides
the guidelines for providing a network of roadways throughout the City. The Circulation Element and the
Master Transportation Roadway Plan are designed to effectively promote policies and guidelines that
support the various forms of transportation available in the City. 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.
Table 4.18-2
Project Consistency with Circulation Element Master Transportation Roadway Plan Policies
Policy
Number
3.3

3.10

3.12

Policy

Consistency Analysis

All streets within the City shall be
designed in accordance with the
adopted City of Oceanside design
standards (shown in Table 3-1, page
24 of the Circulation Element).
Typical cross-sections and design
criteria for the various street
classifications are shown in the City
Engineers Design and Processing
Manual.
The City shall require dedication and
improvement of necessary rights-ofway along Master Transportation
Roadway Plan streets. This usually
will occur in fulfillment of a
condition of approval for a tentative
map or as a condition of approval for
a building permit, whichever occurs
first.
The City shall require adequate
traffic safety measures on all new
and existing roadways. These
measures may include, but are not
limited to, appropriate levels of
maintenance, proper street design,
traffic control devices (signs, signals,
and striping), street lighting, and
coordination with the school
districts to provide school crossing
signs and protection.

The Project would provide roadway
improvements along Plaza Drive and Thunder
Drive that would be designed in accordance
with the City’s design standards. Typical
cross-sections would be provided on Project
Grading Plans and would be shown in
accordance with the City’s Engineers Design
and Processing Manual.
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Consistent/
Inconsistent
Consistent

As part of the Project roadway improvements
along Plaza Drive and Thunder Drive would
be constructed prior to issuance of
occupancy permits for the Project and would
be required as a condition of approval for the
Development Plan, CUP, and Variance.

Consistent

The Project would provide striping along
Plaza Drive for the three (3) travel lanes (two
eastbound lanes and one westbound lane) in
coordination
with
the
widening
improvements along the Project frontage.
Five-foot sidewalks would be provided on
both sides of Plaza Drive and would include
pedestrian ramps. Striping for the 8-foot
bicycle lanes on both sides of Plaza Drive
would be provided and would include the
required 6-foot bike lane and 2-foot buffer.
Street lighting would be provided along Plaza
and Thunder Drive along the Project Site
boundaries.

Consistent
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3.17

The City shall require additional
right-of-way width and additional
improvements of major arterials
where
required
for
turning
movements or to provide access to
adjacent properties whenever access
is not feasible from a lower
classification street system.

3.21

The City shall require that those
responsible for street improvements
replant, replace, or install new
landscaping pursuant to existing City
policy along all new roadways or on
those that have been redesigned
and reconstructed.

The Project would provide roadway
improvements which include widening of
Plaza Drive and Thunder Drive. Full width
improvements on Plaza Drive would
construct an 80-foot curb to curb width
across the Project frontage on both sides of
Plaza Drive. A center two-way left turn lane
on Plaza Drive would be provided in order to
match the existing westbound single travel
lane configuration adjacent to the DMV. This
would provide for better turning movements
into the Project Site for test drive vehicles.
Landscaping would be provided along the
Project frontage along Plaza Drive and along
Thunder Drive and along the Project Site
boundary. Landscaping would contain various
street trees, accent trees, ornamental shrubs
and groundcovers typesincluding hedge
shrubs, massing shrubs and accent shrubs.
The customer and employee parking lot
would contain additional landscaping
including an enhanced landscape entry and
parking lot islands would consist of
deciduousshade
trees
with
various
ornamental shrubs and groundcovers. , palm
trees, evergreen shrubs and grasses. The
Conceptual Landscape Plan is provided as
Figure 8 and Figure 9.

Consistent

Consistent

Multi-Modal Transportation
The overall goal of the General Plan Circulation Element is to provide complete streets and multi-modal
transportation systems within the City. The General Plan aims to enhance the City’s corridors, increasing
bicycle and pedestrian routes, and improving existing facilities. A LTS was prepared by LOS Engineering,
Inc. and is provided as Appendix O of this EIR. The LTS includes the analysis of pedestrian, bicycle, and
transit facilities to evaluate their opportunities or deficiencies.
Pedestrian
The LTS pedestrian analysis included the assessment of pedestrian facilities in the vicinity of the Project.
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.
Bicycle
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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. The 8foot bicycle lanes include the required 6-foot bicycle lane and the 2-foot buffer in accordance with City
requirements.
Transit
The LTS transit analysis included the assessment of transit facilities in the vicinity of the Project Site.
NCTD Bus Route 323 is located at Thunder Drive and Lake Boulevard and is within 0.5 mile walking
distance of the Project Site. The bus stop for westbound travel on Lake Boulevard is located a walking
distance of approximately 710 feet from the Project access off of Thunder Drive. This bus stop contains a
bench and trash receptacle that is in good condition. The bus stop for eastbound travel on Lake
Boulevard is located a walking distance of approximately 940 feet from the Project access off of Thunder
Drive. This bus stop contains a trash receptacle that is in good condition. No transit improvements are
required as part of the Project. Bus service operations and frequency are provided in Table 4.18-1.
The Project Site is located approximately five (5) miles southeast of the Oceanside Transportation
Center which provides access to the Coaster, Sprinter, Metrolink and Amtrak trains.
The overall goal of the General Plan Circulation Element is to obtain complete streets and multi-modal
transportation systems. 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.
b. Conflict or be inconsistent with CEQA Guidelines Section 15064.3, subdivision (b)?
Per CEQA Guidelines Section 15064.3(b) Criteria for Analyzing Transportation Impacts, for land use
projects, VMT exceeding an applicable threshold of significance may indicate a significant transportation
impact. The OPR Technical Advisory developed guidance on implementing SB 743 that shifts the
transportation impact measure of effectiveness from LOS to VMT. In accordance with OPR Guidelines,
lead agencies have the discretion to set or apply their own thresholds of significance. The City of
Oceanside Traffic Impact Analysis Guidelines for Vehicle Miles Traveled (VMT) and Level of Service
Assessment adopted by City Council in August 2020 identified project types that are presumed to be
considered VMT reducing projects. A list of “screened out” projects is provided in the City VMT
Guidelines and is provided below as Table 4.18-3.
Table 4.18-3
City of Oceanside VMT “Screened Out” Projects
#
1
2
3
4

Project Type
Projects located in a Transit Priority Areas (TPA) or Smart Growth Opportunity Area as identified in the most
recent SANDAG San Diego Forward Regional Plan and is consistent with the General Plan at the time of
project application. (1)(2)
Projects located in a low‐VMT generating area identified on the most recent SANDAG SB 743 VMT Screening
map
Locally serving K‐12 schools
Day care centers
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5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

Local parks
Locally serving retail uses less than 50,000 square feet, including: gas stations, banks, restaurants,
grocery stores, and shopping centers
Community institutions (Public libraries, fire stations, local government)
Locally serving hotels (e.g. non‐destination hotels, non‐regionally serving)
Student housing projects on or adjacent to college campuses
Local serving community colleges that are consistent with the assumptions noted in the most recent SANDAG
Regional Transportation Plan/Sustainable Communities Strategy
Affordable housing projects (3)
Assisted living facilities
Senior housing (as defined by HUD)
Transit projects
Bike projects
Pedestrian projects
Safety improvement projects (e.g. RRFBs and high visibility crosswalks at uncontrolled locations,
pedestrian count down timers, additionally projects identified through the Highway Safety Improvement
Program)
Safe Routes to School
Projects generating less than 500 daily vehicle trips (if inconsistent with adopted General Plan)
Projects generating less than 1,000 daily vehicle trips (if consistent with adopted General Plan)

(1) Projects located in a TPA must be able to access the transit station within a ½ mile walking distance or 6 minute walk
continuously without discontinuity of sidewalk or obstructions to the route. Qualifying transit stops means a site containing an
existing rail transit station served by either a bus or rail transit service, or the intersection of two or more major bus routes with
a frequency of service interval of 15 minutes or less during the morning and afternoon peak commute periods (OPR, 2017). A
high-quality transit corridor may also be considered if a corridor with fixed route bus service has service intervals no longer than
15 minutes during peak commute hours (OPR, 2017). (2) Smart Growth Opportunity Area Map is provided in Appendix B. The
most recent version available shall be used. (3) If a project is a mix of affordable housing and market rate housing or
unscreened use, only the affordable housing component would qualify as screened out. Additionally, any removal of affordable
housing automatically requires CEQA VMT analysis.
Source: City of Oceanside Traffic Impact Analysis Guidelines for Vehicle Miles Traveled (VMT) and Level of Service Assessment

A VMT Analysis and LTS were prepared by LOS Engineering, Inc. and are provided as Appendix N and
Appendix O of this EIR. As provided in the LTS (Appendix O), 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 above, 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.
c. Substantially increase hazards due to a geometric design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment)?
The Project is located on Plaza Drive east of College Boulevard, west of Thunder Drive and south of SR78. Both parcels are vacant and undeveloped. The Project Site is located in a primarily developed,
urbanized area and is surrounded by commercial uses to the west, medium density residential uses and
the DMV to the east and SR-78 to the north. To the south are Buena Vista Creek, high density residential
and residential estate uses including a senior living facility and an OFD station. The Project would not
introduce incompatible uses. The Project does not require a change the zoning or land use designation
of the Project Site.
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The Project would consist of sales and administration building, service, building, private carwash,
associated access drives, presentation area, staging area, sales display area and a customer and
employee parking lot. No new roads or streets would be provided as part of the Project. Project
improvements include the widening of Plaza Drive to a secondary collector with three (3) travel lanes
(two eastbound lanes and one westbound lane) and a center two-way left turn lane in order to match
the existing westbound single travel lane configuration adjacent to the DMV. All associated striping
would be provided along Plaza Drive.
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. The Project would provide an 8-foot bike lane on both
sides of Plaza Drive which includes the required 6-foot bike lane and 2-foot buffer. The Project would
provide a 5-foot sidewalk and pedestrian ramps along the Project frontage on Plaza Drive which would
promote pedestrian access consistent with the General Plan.
Additionally, 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.
d. Result in inadequate emergency access?
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. Further, the Project is
designed to provide adequate width, turn-around radius and access to the building in accordance with
the CFC, Title 24 Park 9 and the OMC Chapter 11 – Fire Protection. Specifically, the Project would
provide a minimum 28-foot width for access through the proposed drive aisles within the customer and
employee, sales display and sales and staging areas. 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.

4.18.6

Mitigation Implementation and Monitoring

No significant impacts to transportation have been identified, and therefore no mitigation measures are
required.
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4.18.7

Level of Significance after Mitigation

Impacts related to transportation will be less than significant.
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Chapter 4.19

TRIBAL 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.

4.19.1

Environmental Setting

Regional Setting
Two (2) main cultural groups have occupied the County: the Uto-Aztecan-speaking Luiseño in the north
and the Kumeyaay, Ipai/Tipai or Diegueño in the south. Traditionally, 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.
The term Luiseño is derived from association with the San Luis Rey Mission, on the San Luis Rey River.
The Luiseño people had a moderately high population density and a fairly rigid social structure. It is
estimated that the Luiseño had approximately 50 villages of 200 individuals each. The Luiseño were
divided into several autonomous lineages or kin groups based on patrilineal descent groups. Each
Luiseño lineage was based around an autonomous village that held ownership over a well-defined
territory for hunting and gathering. Village territories may have ranged from as small as ten square
kilometers near the coast and major drainages such as the San Luis Rey River, to as large as 100 square
kilometers elsewhere.
Leadership included hereditary chiefs and council members who had knowledge and authority over
specific religious, warfare, and economic issues, and conducted elaborate ceremonies. Ritual and
ceremonial specialists maintained ceremonial knowledge in secrecy and passed on the knowledge to
only one heir. These leaders and specialists also made use of fenced-in ceremonial structures, typically
located in the village center. Economic activities took place on a community and extended household
level, 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
plants and animals.
Acorns were the most important food source and were gathered in upland areas. Seeds from gasses,
manzanita, sage, sunflowers, lemonade berry, chia, and other plants were also used, along with various
wild greens and fruits. Deer, antelope, small game, birds, and coastal marine animals were also
exploited. Some coastal communities exploited local shellfish in the winter and during times of stress,
the interior Luiseño would travel to the coast to obtain shellfish, fish, and even some land mammals.
Rigid gender division did not exist, however, women generally collected plant resources and men
hunted. 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
milling tools. Hunting implements included bow and arrow, nets, snares, and curved throwing sticks.
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Nets and hooks of bone and shell were used to fish. The Project Site is within the traditional territory of
the Luiseño people.
Tribal Coordination and Consultation
Sacred Lands File Search
A record search of the Sacred Lands File (SLF) held by the Native American Heritage Commission (NAHC)
was requested on January 9, 2018. On January 10, 2018 the NAHC responded the record search had
negative results. The NAHC provided a list of 35 tribal entities and individuals to contact for additional
information. All correspondence pertaining to the NAHC is included in the Archaeological Survey Report
prepared by ASM Affiliates (Appendix G). Results of the consultation efforts from the City and tribal
entities during the AB 52 process are detailed below.
Consultation
To date, the City has received one request for consultation pursuant to AB 52. This request was formally
made by the Rincon Band of Luiseño Indians on October 24, 2020 and the City responded to the tribe’s
request by providing additional technical information.
(Information to be provided upon additional responses: name of tribes contacted, dates contacted,
details of response, details of requests or mitigation required by each tribe)
Onsite Tribal Cultural Resources
No tribal cultural resources were found onsite during a survey of the Project area. A records search of
the SCIC revealed that 75 cultural resource studies have previously addressed the one-mile record
search radius surrounding the Project area. The records search identified approximately 26 cultural
resources that were previously recorded within the one-mile record search radius. None of these were
recorded within the Project area.

4.19.2

Regulatory Setting

State
California Register of Historical Resources and the California Environmental Quality Act
CEQA requires that all private and public activities not specifically exempt be evaluated against the
potential for environmental damage, including effects to historical and tribal cultural resources. Lead
agencies have a responsibility to evaluate historical resources against the CRHR criteria prior to making a
finding as to a Project’s impacts to historical or tribal cultural resources. Mitigation of adverse impacts is
required if the Project would cause substantial adverse change to a resource. Substantial adverse
change includes demolition, destruction, relocation, or alteration such that the significance of a
historical resource would be impaired. The CRHR is used in the consideration of historical resources
relative to significance for purposes of CEQA. The CRHR includes resources listed in or formally
determined eligible for listing in the NRHP and come California State Landmarks and Points of Historical
Interest. Properties of local significance that have been designated under a local preservation ordinance
or that have been identified in a local historical resources inventory may be eligible for listing in the
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CRHR, and are presumed to be significant resources for purposes of CEQA unless a preponderance of
evidence indicates otherwise.
Senate Bill 18
In 2004, SB 18 was enacted, requiring local governments to consult with California Native American
tribes prior to making certain planning decisions. The purpose of the consultation is to protect the
identity of traditional tribal cultural places “cultural places” through local land use planning. As required
by Government Code Sections 65352.3 and 655762.5, the NAHC maintains a list of tribes with whom
local agencies must consult. The intent of SB 18 is to provide all California Native American tribes an
opportunity to consult with local governments for the purpose of preserving and protecting their
cultural places.
Assembly Bill 52
AB 52 took effect on July 1, 2015 and established a consultation process between California Native
American tribes and lead agencies in order to address tribal concerns regarding Project impacts and
mitigation to tribal cultural resource. Public Resources Code Section 21074(a) defines tribal cultural
resources and states that a Project that has the potential to cause a substantial adverse change to a
tribal cultural resource is a Project that may have an adverse effect on the environment. A tribal cultural
resource is described as a site, feature, place, cultural landscape, sacred place, or object with cultural
value to a California Native American tribe that is either (1) listed or eligible for listing in the CRHR or a
local register of historic resources, or (2) determined by a lead agency to be a tribal cultural resource.
Public Resources Code Section 21074
Section 21074 of the Public Resources Code defines “tribal cultural resources” as any of the following:
5. Sites, features, places, cultural landscapes, sacred places, and objects with cultural value to
a California Native American tribe that is either:
a. Included or determined to be eligible for inclusion in the California Register of
Historical Resources;
b. Included in a local register of historical resources as defined in subdivision (k) of
Section 5020.1.
6. 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.
7. 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.
8. 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
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defined in subdivision (h) of Section 21083.2 may also be a tribal cultural resource if it
conforms with the criteria of subdivision (a).
California Public Resources Code Section 5097
California Public Resources Code Section 5097, also referred to as the Native American Historic
Resources Protection Act, identifies that the unauthorized disturbance or removal of archaeological or
historical resources located on public land us a misdemeanor. It prohibits the knowing destruction of
objects of antiquity without a permit on public lands, and it provides for criminal sanctions. The Native
American Historic Resource Protection Act establishes procedures to be implemented if Native
American skeletal remains are discovered during construction of a project and establishes the NAHC to
resolve disputes regarding the disposition of such remains.
California Native American Graves Protection and Repatriation Act
The California Native American Graves Protection and Repatriation Act, enacted in 2001, requires all
state agencies and museums that receive state funding and that have possession or control over
collections of humans remains or cultural items, to complete an inventory and summary of these
remains and items on or before January 1, 2003. This California Native American Graves Protection Act
also provides a process for the identification and repatriation of these items to the appropriate tribes.
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 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
The OMC Section 14A.6 states that a historical area or site may be designated as such by resolution of
the City Council it if meets the following criteria:
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;
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e. It is found by the council to have significant characteristics which should come under the
protection of this chapter.

4.19.3.1

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project would
cause a substantial adverse change in the significance of a tribal cultural resource, defined in Public
Resources Code Section 21074 as either a site, feature, place, cultural landscape that is geographically
defined in terms of the size and scope of the landscape, sacred place, or object with cultural value to a
California Native American tribe, and that is:
a. Listed or eligible for listing in the California Register of Historical Resources, or in a local register of
historical resources as defined in Public Resources Code section 5020.1(k), or
b. 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 Public Resources Code Section
5024.1. In applying the criteria set forth in subdivision (c) of Public Resources Code Section 5024.1,
the lead agency shall consider the significance of the resource to a California Native American tribe.

4.19.3.2

Project Impact Analysis

Would the Project cause a substantial adverse change in the significance of a tribal cultural resource,
defined in Public Resources Code Section 21074 as either a site, feature, place, or cultural landscape that
is geographically defined in terms of the size and scope of the landscape, sacred place or object with
cultural value to a California Native American tribe, and that is:
a. Listed or eligible for listing in the California Register of Historical Resources, or in a local register
of historical resources as defined in Public Resources Code section 5020.1(k)?
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).
b. 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 Public Resources
Code Section 5024.1? (In applying the criteria set forth in subdivision(c) of Public Resources Code
Section 5024.1, the lead agency shall consider the significance of the resource to a California
Native American tribe)?
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.
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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).

4.19.5

Mitigation Implementation and Monitoring

Eligible or Listed Tribal Cultural Resource and Resource to a California Native American Tribe (Impact
TCR-1a and Impact TCR-1b)
Mitigation measure MM-CUL-1a through MM-CUL-1h which is presented in Section 4.6.5, will reduce
this impact to below a level of significance.
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
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
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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
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
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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.

4.19.6

Level of Significance After Mitigation

The analysis in Section 4.19.4 identified the potential for significant impacts related to an eligible or
listed tribal cultural resource and resource to a California Native American Tribe. Implementation of
mitigation measures 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 measures MM-CUL1a through MM-CUL-1h, Impact TCR-1a and Impact TCR-1b related to listed tribal cultural resources and
resources to a California Native American Tribe 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. Therefore, all impacts to tribal cultural resources will be
reduced to less than significant.
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Chapter 4.20

UTILITIES AND SERVICE SYSTEMS

The following document was used in the preparation of this section and is included in its entirety in
Appendix S:
City of Oceanside Water Utilities Department. October 7, 2020. Water and Sewer Will Serve Letter
Request.

4.20.1

Environmental Setting

Water Utilities Department
The City of Oceanside Water Utilities Department is responsible for providing potable water,
wastewater and storm water services to the City. This department is also responsible for overseeing
waste and recycling services, as well as implementing the City’s Zero Waste Plan.
Water Division
The Water Division of the Water Utilities Department is responsible for obtaining the City’s water,
including purchasing water from the San Diego County Water Authority (SDCWA) and delivering it
throughout the City for domestic, commercial, irrigation, and fire protection purposes. The City treats up
to 25 million gallons per day of water received from the SDCWA and up to six million gallons per day of
local brackish groundwater from the Mission Basin. Imported raw water is treated at the Robert A.
Weese Filtration Plant which is capable of treating up to 25 million gallons per day of surface water. The
Water Utilities Department maintains and operates this plant on a 24-hour basis and it provides the
majority of the City’s water. The Plant was built in 1983 and has undergone several upgrades over the
years to ensure its efficiency and compliance with all applicable rules and regulations. The Mission Basin
Groundwater Purification Facility is a desalting treatment facility that provides 15% of the City’s water
supply. The facility uses reverse osmosis to treat local brackish groundwater extracted from the Mission
Basin. The facility began service in 1992 with a capacity of two million gallons per day and was expanded
to its current capacity of 6.4 million gallons per day in 2002.
Currently no water is provided onsite. However, water is supplied to adjacent developments in the
surrounding area. There is an existing 10-inch water line running along Plaza Drive west of the Project
Site, an 8-inch water line running along the shopping center on the western boundary of the Project
Site, and a 12-inch water line running along Thunder Drive.
Wastewater Division
The City of Oceanside’s Wastewater Division of the Water Utilities Department collects, treats, and
disposes of all of the City’s sewage at the San Luis Rey Wastewater Treatment Plant and the La Salina
Wastewater Treatment Plants. The San Luis Rey plant serves areas east of I-5 and the La Salina plant
treats sewage from areas west of I-5, downtown and along the coast. The City sewer system includes
over 450 miles of pipelines, two wastewater treatment plants, 34 sewer lift stations and an industrial
waste inspection program. The City’s sewage is presently treated at full secondary treatment level
according to the U.S. EPA standards. The City has a goal of zero sewer spills. The Wastewater Division
also coordinates implementation of the Clean Water (storm water) program, recycling programs and
implementation of the Waste Management contract.
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The Project is located to the east of I-5 and would be served by the San Luis Rey Wastewater Treatment
Plant. An existing 12-inch vitrified clay pipe (VCP) and 21-inch VCP sewer line runs from east to west
through the southern portion of the Project Site. This line is fed by a 10-inch VCP line which runs from
north to south along Thunder Drive, and it connects to an 8-inch VCP line running southwest along the
eastern boundary of the shopping center west of the Project Site.
Storm Water
In its existing condition, the Project Site is vacant and has been previously graded. Existing runoff from
the north side of the Project Site drains via overland flow to the southwest corner of the Project Site
where it sheet flows over the existing berm and onto Plaza Drive. Plaza Drive drainage flows west
towards the intersection of SR-78 and Plaza Drive where it enters a curb inlet. Runoff from the southern
parcel drains south towards Buena Vista Creek with a small portion draining east over the sidewalk and
curb 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. Treatment of storm water runoff from the site is addressed in the SWQMP prepared by REC
Consultants, Inc. (Appendix K).
Electricity and Natural Gas
SDG&E is the utility company which provides electric and natural gas 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. 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 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. Power and gas
requirements for upcoming development Projects are handled on a case-by-case basis, where SDG&E
consults developers to incorporate energy saving devices into Project design, where feasible. Section
4.7.1 provides additional details of local electricity and natural gas usage and history.
Telecommunication Systems
Communication systems for telephone, internet and cable television are serviced by utility providers
such as SBC, AT&T, IBM, and other local independent cable companies. Communication systems needs
for incoming Projects are serviced by these utility providers on an as-needed basis. Forecasting future
service demand is typically performed by computerized statistical modeling based on land use patterns,
zoning and other growth indicators. When feasible, developers and telecommunication utility providers
work together during the early stages of development projects to establish upcoming service demand.
Solid Waste Disposal Service
The City implements and oversees solid waste and recycling services to ensure compliance with state
regulations and the OMC. Waste Management, Inc. of North County services the entire City and
disposes of solid waste at the El Sobrante Landfill located at 10910 Dawson Canyon Road, Corona, CA
92883. As of 2018, the landfill was projected to be able to continue its operations until 2051, with a
remaining capacity of 143,977.180 CY (CalRecycle, 2018). Recyclables are collected by Waste
Management, Inc. and delivered to the Waste Management Materials Recovery Facility located at 2050
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North Glassell Street, Orange, CA 92865. Trash, recyclables, and green waste within the City are
normally picked up weekly.
The City adopted and enacted the Zero Waste Strategic Management Plan, which establishes methods
to reach the goal of diverting 75% to 90% of solid waste by 2020, and works in conjunction with the
goals of the City Council’s adoption of Resolution No. 10-R0636-1 (Zero Waste Resolution) and the State
of California AB 341. The City currently has achieved a 67% diversion and recycling rate.

4.20.2

Regulatory Setting

Federal
Federal Safe Drinking Water Act
The Safe Drinking Water Act grants the EPA the authority to set drinking water standards. There are two
(2) categories of standards: (a) the National Primary Drinking Water Regulations; and (b) the National
Secondary Drinking Water Regulations. The former are legally enforceable standards that apply to public
water systems, and protect water quality by limiting levels of contaminants known to adversely affect
public health. The latter are non-mandatory guidelines for certain substances that do not pose a risk to
public health.
Clean Water Act
The CWA is the primary federal law for the regulation of water quality. The CWA includes water quality
standards, discharge limitations, and required permits as part of the NPDES. The CWA establishes
regulatory requirements for potable water supplies, including raw and treated water quality criteria.
State
Senate Bill 221
Signed into law on October 8, 2001, SB 221 established a process whereby sufficient water supply must
be identified and available for new development for any residential development of 500 homes or more,
or, in the case wherein a water supplier has fewer than 5,000 service connections or the proposed
development would increase the number of connections by at least 10%, unless there is proof of
adequate water over at least the next 20 years, including long periods of drought. Due to the size of the
proposed project, a water supply assessment and verification report pursuant to SB 221 and SB 610,
described below, are not required.
Senate Bill 610
Signed into law October 9, 2001, SB 610 resulted in amendments to the Public Resources Code and the
Water Code. Revising provisions established by SB 901, SB 610 requires that the planning agency
determine whether a proposed project, subject to CEQA, meets any of the thresholds for requiring
preparation of a water supply assessment. Specifically, if the project is a proposed development of more
than 500 dwelling units (or equivalent water use for another development type), the planning agency
must then request that the urban water supplier prepare a water supply assessment. The assessment
would include the identification of existing water entitlements, water rights, or water service contracts
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relevant to the water supply identified for the proposed project, and the amount of water received
pursuant to such entitlements, rights, or contracts. Due to the size of the proposed project, a water
supply assessment pursuant to SB 610 is not required.
State Safe Drinking Water Act
The State Safe Drinking Water Act builds on and strengthens the Federal Safe Drinking Act. The State Act
authorizes the SWRCB to protect public health by establishing maximum contaminant levels that are at
least as stringent as those mandated by the EPA under the Federal Safe Drinking Water Act.
Porter-Cologne Water Quality Control Act
The Porter-Cologne Act establishes the responsibilities and authorities of the SWRCB and the nine (9)
RWQCB. In California, all surface waters and groundwater are considered to be “Waters of the State”
under this Porter-Cologne Act. Pursuant to the Porter-Cologne Act, a Water Quality Control Plan for the
San Diego Basin was prepared.
California Green Building Standards Code
The CALGreen Code is set forth in CCR, Title 24, Part 11. It establishes minimum mandatory standards as
well as voluntary standards for the planning and design of sustainable site development, water
conservation, and other issues. The CALGreen Code provides waste diversion requirements, plumbing
fixture requirements, water efficiency and conservation measures and energy efficiency measures.
Executive Order B-29-15
On April 1, 2015, Governor Jerry Brown signed Executive Order B-29-15 which directs the SWRCB to
implement mandatory water reductions in cities and towns across California to reduce water usage by
25%. This order directs the SWRCB to require commercial, industrial, and institutional properties to
immediately implement water efficiency measures to reduce potable water usage by the 25% target.
California Integrated Waste Management Board
The California Integrated Waste Management Board policies require local governments to prepare a
Source Reduction and Recycling Element in its Solid Waste Management Plan calling for integration of
solid waste management, including such processes as source reduction, reuse, recycling, and
composting before landfill disposal.
California Solid Waste Reuse and Recycling Access Act of 1991
The California Solid Waste Reuse and Recycling Access Act of 1991 (California Public Resource Code,
Division 30, Part 3, Chapter 18) provides solid waste diversion requirements through source reduction,
recycling and composting activities for cities and counties in California.
Assembly Bill 341
On October 5, 2011 AB 341 was approved by Governor Jerry Brown and declared the policy goal of the
state that not less than 75% of solid waste generated would be source-reduced, recycled, or composted
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by the year 2020. AB 341 required a report to be prepared by January 1, 2014 that provides strategies to
achieve the goal and would include other specifications and recommendations.
Local
San Diego Regional Water Quality Control Board
The San Diego Water Board regulates water quality in the County and portions of Orange and Riverside
Counties pursuant to the CWA. The San Diego Water Board sets standards, determines regulatory
compliance, issues discharge permits and enforces other actions related to ensuring the water quality of
the region. The San Luis Rey Plant, La Salinas Treatment Plan and Mission Basin Groundwater
Purification Facility in the City operate in compliance with the NPDES Permit No. CA0107433 adopted by
the San Diego Water Board through Order No. R9-2011-0016, as amended by Order Nos. R9-2012-0042
and R9-2012-0060.
City of Oceanside General Plan
Community Facilities Element
The General Plan’s Community Facilities Element provides direction for the provision of adequate public
facilities necessary to serve the existing and future developed areas of the City in a coordinated and cost
effective manner. The following policies are relevant to the Project:
Water and Sewer Systems
Policy 5.3: Within the San Luis Rey Wastewater Service Area, the City shall construct adequate
sewer mains and lift stations as required to meet existing needs and future growth
requirements and will increase the capacity of the Oceanside outfall line by constructing a
parallel line to serve future needs of the community.
Policy 5.4: New development shall be responsible for on-site wastewater facility improvements
required by that development.
Policy 5.10: New development in unserved areas shall be approved only with assurance that
required supply, storage facilities, and distribution systems shall be provided prior to occupancy.
Policy 5.11: New development shall be responsible for on-site water facilities improvements
required by that development.
Hazardous Waste Management Element
The Hazardous Waste Management Element provides overall policy guidance for safe and effective
managing of hazardous waste within the City. Items within this element’s scope include hazardous
waste facilities and waste reduction and elimination. This element is consistent with the City’s General
Plan and other elements.
City of Oceanside Climate Action Plan
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The City adopted the CAP in May of 2019. The purpose of the CAP is to align the City with state efforts to
reduce greenhouse gas emissions while balancing a variety of community interests such as quality of
life, economic development and social equity. The CAP contains measures and strategies to reduce
greenhouse gas emissions associated with the provision of drinking water, transportation and treatment
of wastewater, and disposal of solid waste. Relevant measures and strategies for the Project include:
Measure W1: Implementation of the Water Conservation Master Plan






Require plan reviews for water use efficiency for all new business customers
City will install Automated Meter Infrastructure (AMI) meters and provide a means of viewing
daily consumption inside their home/business either through the internet or separate device.
The AMI system would, on demand, indicate to the customer and utility where and how their
water is used, facilitating water use reduction and prompt leak identification. Also require that
larger or irrigation customers install such AMI meters.
Offer commercial, industrial, and institutional rebates to replace inefficient equipment.
Top Water Users Program: Top water customers from each category would be offered a
professional water survey that would evaluate ways for each to save water and money. The
surveys would be for high-volume users such as hotels, restaurants, stores and schools.

Measure W2: Non-Residential Water Use Benchmarking and Disclosure



Promote use of building water consumption benchmarking using tools such as Portfolio
Manager.
Promote disclosure of building water consumption and water consumption benchmark scores at
the time-of-sale of non-residential real estate.

Measure SW1: Implementation of Zero Waste Strategic Resource Plan



Update the City’s recycling ordinance and provide technical assistance to businesses to comply
with the AB 341 State mandatory commercial recycling program
Develop a program for business and institution waste reduction services

Urban Water Management Plan
As required by California Water Code Sections 10617 and 10620, the City, as an urban water supplier,
must prepare and adopt an Urban Water Management Plan (UWMP) every five (5) years. The City
adopted its 2015 UWMP in June 2016. The UWMP describes current water system services, facilities,
supplies and demands, and includes an analysis of the City’s water supply and demand planning within
its service area for variable water years (average, single-dry, and multiple-dry years) over a 20-year
horizon. Based on the 2015 UWMP the City’s supply and reliability analysis show that with
implementation of additional planned supplies and water conservation measures, supplies would meet
demand under all water years through 2040.
Zero Waste Strategic Resource Management Plan
In response to the adoption of Resolution No. 10-R0636-1 by the City Council on August 25, 2010, to
divert 75 percent of waste by 2020, the City developed the Zero Waste Strategic Resource Management
Plan (Zero Waste Plan). The Zero Waste Plan identifies and recommends strategies for the City to
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achieve this goal. At the time of the preparation of the Zero Waste Plan, the City had already reached 67
percent waste diversion. The private companies contracted to provide solid waste and recycling services
such as Waste Management, Inc., Agri Service Inc., and Moodys are also working to support the City in
achieving this goal.
City of Oceanside Municipal Code
Chapter 13 of the OMC provides the Solid Waste and Recycling Code. The Solid Waste and Recycling
Code provides definitions, administration requirements, enforcement and regulations for storage,
disposal, and collection of solid waste and provision of recycling facilities and separation of recyclables
within the City.

4.20.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, in determining the significance of impacts associated with the
Project, it must be considered whether the Project would:
a. Require or result in the relocation or construction of new or expanded water, or wastewater
treatment or stormwater drainage, electric power, natural gas, or telecommunications facilities,
the construction or relocation of which could cause significant environmental effects;
b. Have sufficient water supplies available to serve the Project and reasonably foreseeable future
development during normal, dry, and multiple dry years;
c. Result in a determination by the wastewater treatment provider which serves or may serve the
Project that it has adequate capacity to serve the Project’s projected demand in addition to the
provider’s existing commitments;
d. Generate solid waste in excess of State or local standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment of solid waste reduction goals;
e. Comply with federal, state, and local management and reduction statues and regulations related
to solid waste.

4.20.4

Project Impact Analysis

Would the Project:
a. Require or result in the relocation or construction of new or expanded water, or wastewater
treatment or stormwater drainage, electric power, natural gas, or telecommunications facilities,
the construction or relocation of which could cause significant environmental effects?
Water
The Project Site would be served by the City of Oceanside Water Utilities Department. Currently, no
water service is provided onsite; however, water is supplied to adjacent developments in the
surrounding area. There is an existing 10-inch water line running along Plaza Drive west of the Project
Site, an 8-inch water line running along the shopping center on the western boundary of the Project
Site, and a 12-inch water line running along Thunder Drive. 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.

CarMax Auto Superstore

March 2021
Page 4.20-7
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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 (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.” This letter is provided in its entirety as Appendix S. The Project would
comply with all Water Utilities Department conditions and would incorporate all requirements into the
Project design. General conditions include the following:
1. The landowner must enter into an agreement with the City providing for landowner’s
assignment of rights to divert and extract local groundwater supplies;
2. The developer will be responsible for developing all water and sewer utilities necessary to
develop the property;
3. Water and wastewater construction conformance with the recent edition of the Water, Sewer,
and Recycled Water Design and Construction Manual;
4. The property owner shall maintain private water and wastewater utilities located on private
property;
5. Water services and sewer laterals constructed in existing right-of-way are to be constructed by
an approved and licensed contractor at developer’s expense;
6. Provide separate irrigation water meter with reduced pressure principle backflow device for
common area landscaping;
7. Buildings requiring automatic sprinkler system for fire protection shall have a dedicated fire
service connection to a public water main with a double check detector backflow assembly; and
8. Car wash facility shall recycle 90% of the water utilized in the washing process.
Wastewater Treatment
The City Wastewater Division collects, treats and disposes of all of the City’s sewage. The Project would
be served by the San Luis Rey Wastewater Treatment Plant. The San Luis Rey Waste Water Treatment
Plant has a design capacity of 13.5 million gallons per day (mgd) according to the City’s Biosolids Annual
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Report (Oceanside 2016), and has an average flow of 8.7 mgd. An existing 12-inch VCP and 21-inch VCP
sewer line runs from east to west through the southern portion of the Project Site. This line is fed by a
10-inch VCP line which runs from north to south along Thunder Drive, and it connects to an 8-inch VCP
line running southwest along the eastern boundary of the shopping center west of the Project Site.
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 permanent 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 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.” This letter is provided in its entirety as Appendix S. The Project would comply with all
Wastewater Utilities Department conditions and would incorporate all requirements into the Project
design.
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
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
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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.
b. Have sufficient water supplies available to serve the Project and reasonably foreseeable future
development during normal, dry, and multiple dry years?
The Project will result in an increase in water demand through proposed Project activities, such as water
use for irrigation, car washing, restroom facilities, fire protection system, and other uses that create a
demand for water.
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 City Water Utilities Department currently serves the Project area with potable water, and would
serve the Project. Citywide water supply planning is completed through the 2015 UWMP. The UWMP
includes an analysis of the City’s water supply and demand planning within its service area for variable
water years (average, single-dry, and multiple-dry years) over a 20-year horizon. 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 2015 UWMP, Table 7-2, indicates that in an average year, a single-dry year, and in Year 1 and Year 2
of a multiple-dry year scenario, there are available water supplies. In Year 3 of a multiple-dry year
scenario supplies could fall short of demand but that the difference could be made up through
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extraordinary conservation or conversion to recycled water and the demand could ultimately be met
(Table 7-6 of the 2015 UWMP).
The Project would be in compliance with the Zoning Code and General Plan designations and 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, as discussed above. The City has also developed the
Oceanside Water Conservation Master Plan that further ensures water availability to the City during
drought years. Additionally, the Project would include water conserving landscaping along with efficient
irrigation design consistent with the City’s water planning efforts.
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.
c. Result in a determination by the wastewater treatment provider which serves or may serve the
Project that it has adequate capacity to serve the Project’s projected demand in addition to the
provider’s existing commitments?
Based on the sewer generation rates provided in the City Water, Sewer, and Reclaimed Water Design &
Construction Manual, commercial land uses would generate 1,000 gpd/acre of sewer. Using this
generation rate, the Project would be anticipated to generate approximately 11,700 gpd of wastewater.
The City’s 2015 Sewer Master Plan (SMP) is utilized to help the City plan, develop, and finance
wastewater collection facilities for existing and planned future growth. It acts as a strategic planning
guide for upgrading, improving, and expanding the City’s wastewater collection system. The 2015 SMP
considers existing flow conditions as well as future growth projected by a number of specific near-term
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.
Two (2) future flow scenarios were developed to analyze system capacity as part of the SMP: a nearterm scenario (2020) and a long-term scenario (2050). Near-term flow projection through year 2020
assumes that all planned and currently being constructed development projects (during the preparation
of the SMP) have been built. The long-term flow projection through year 2050 assumes wastewater flow
increases according to SANDAG’s 2011-2050 population and employment projections. The average dry
weather flows (ADWF) and peak wet weather flows (PWWF) in near-term and long-term scenarios were
used to determine peaking factors at the San Luis Rey Wastewater Treatment Plan and La Salina
Wastewater Treatment Plan. The City’s sewer models were then updated to perform an evaluation of
the wastewater collection system.
The 2015 SMP includes evaluation of the City’s wastewater collection system facilities and identified
current and future system deficiencies. As provided in the SMP, wastewater collection system
improvement projects are recommended and included in the City’s Capital Improvement Plan (CIP). The
construction of these improvements are not part of, or a result of, the Project and would require
separate environmental analysis for determining environmental effects.
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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.
d. Generate solid waste in excess of State or local standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment of solid waste reduction goals?
Waste Management, Inc. would provide solid waste disposal services to the Project Site as with the rest
of the City. Solid waste collected from the City is disposed of at the El Sobrante Landfill located in
Corona, California. The El Sobrante Landfill was projected to have a remaining capacity of 134,549,993
tons at the end of 2018. At the current rate this equates to approximately 40 years of site life remaining.
Construction waste would be generated onsite throughout the construction phase of the Project and
would include items such as dredging materials, tree stumps, rubble, dirt, building materials scrap and
packaging materials. 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 %.
CalRecycle procures commercial sector waste generation rates for different business types from select
city and county planning documents. The waste generation rate provided for auto dealer and service
stations is 0.9 lbs./100SF/per day. The Project would cover a total of 11,447 SF. Operational solid waste
generation estimates are provided in Table 4.20-1.
Table 4.20-1
Project Waste Generation

Activity

Type

Waste Generation
Rate

Total Square Feet

Operational

Commercial/AutoDealer

0.9 lbs/100 SF/day

11,447

Waste Generation
Pounds
Pounds
per day
per year
103

37,603

Source: CalRecycle; REC, 2020

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 City Waste Plan indicates the City’s goal for achieving a 75% diversion/ recycling rate by 2020. This
plan provides a program for expanded commercial composting along with requirements for compost
and recycling bins. The Project would comply with these measures in accordance with the Zero Waste
Plan.

CarMax Auto Superstore

March 2021
Page 4.20-12

4.20 Utilities and Service Systems
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.
e. Comply with federal, state, and local management and reduction statues and regulations related
to solid waste?
The Project would generate solid waste both from construction and operation. As stated above, 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. 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 nonhazardous 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.

4.20.5

Mitigation Implementation and Monitoring

No significant impacts to utilities and service systems have been identified and therefore no mitigation
measures are required.

4.20.6

Level of Significance After Mitigation

Project impacts to utilities and service systems will be less than significant.
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Chapter 4.21
4.21.1

WILDFIRE

Environmental Setting

The threat of brushfire is endemic to the Southern California coastal area. The County has experienced
many major fires in recent history, with some of the most notable and destructive occurring in 2003
(Cedar Fire) and 2007 (Harris and Witch Creek Fires). CAL FIRE, the County, and local fire districts can
provide guidance on preparing structures for wildfire including proper landscaping practices,
construction standards and techniques, adequate emergency water supply needs and access.
The City is vulnerable to many types of disasters including wildfires. The probability of fire occurring is
higher than for any other natural hazard. Responses to brushfires in the City constitutes nearly one third
of all fire calls. The City topography, consisting of a semi-arid climate and wildland urban interface, when
fueled by shrub overgrowth, occasional Santa Ana winds, and high temperatures, creates an everpresent threat of wildland fire. Extreme weather conditions such as high temperature, low humidity,
and/or winds of extraordinary force may cause an ordinary fire to expand into one of massive
proportions. There are three (3) primary factors that contribute to the brushfire threat in this area –
vegetation, climate and development patterns. The chaparral, sage and other native vegetation of
Southern California is dry and resinous, making it very combustible, especially during the hot summer
months. The normal “fire season” is April through November when strong, hot winds of the Santa Ana
variety compound the problem and can spread a minor fire into a major conflagration in minutes. The
current practice of developing “canyon view” subdivisions introduces the potential for loss of homes and
lives into the natural hazard.
Brush fire hazards in the City exist to some degree throughout the City; however, fire hazards are “high”
in areas in proximity to residential development. The hazard is rated “extreme” in those areas where the
vegetation changes from grass and sage to the denser and more flammable chaparral. An even higher
risk occurs where residential development is scattered on large lots, where more of the natural
vegetation is preserved, than in the standard single-family development. The Project Site is not located
in an area of “high” or “extreme” fire hazard as depicted in Figure PS-5 in the General Plan Public Safety
Element.
The Project Site is not located in a SRA recognized by CAL FIRE.

4.21.2

Regulatory Setting

Federal
International Fire Code
The International Fire Code (IFC) was published by the International Code Council and is a
comprehensive fire code that establishes minimum regulations for fire prevention and fire protection
systems using prescriptive and performance-related provisions. It is a model code and forms the basis
for the current California Fire Code (California Code of Regulations, Title 24, Part 9). The IFC is the
underlying nationally recognized code that sets standards and requirements to safeguard against the
threat fires may pose to public health, safety, and the environment.
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National Fire Protection Association Standards
The National Fire Protection Association (NFPA) Standards are a product of the NFPA, a world-wide
organization of fire industry, fire agencies, fire professionals and concerned individuals. These model
standards are annually compiled from the standards, recommended practices, manuals, guides, and
model laws that are prepared by the individual technical committees of the NFPA. The standards are
typically revised on a three-year cycle. The published standards are voted on by the members of the
NFPA. The individual standards can be adopted by jurisdictions or modified and adopted as that
jurisdiction’s ordinance.
State
California Code of Regulations Title 24, Part 2 and Part 9
The CCR, Title 24, Part 2 provides the CBC, which contains general construction building standards
including fire, life safety, and field inspection provisions. Part 9 is the California Fire Code, which includes
fire safety-related building standards.
California Code of Regulations Title 14
The CCR, Title 14, Subchapter 2 (SRA Fire Safe Regulations), contains regulations that establish minimum
wildfire protection standards in conjunction with building construction and development in a SRA.
California Code of Regulations Title 19
The CCR, Title 19, Division 1 (State Fire Marshal) contains regulations that have been developed by the
State Fire Marshal for the purpose of establishing additional fire protection for group occupancies, such
as places of assembly, schools, high rise buildings, hospitals and organized camps.
Local
San Diego County Operational Area Emergency Operations Plan
The County Emergency Operation Plan is a comprehensive emergency management system that
provides for a planned response to disaster situations associated with natural disasters, technological
incidents and nuclear defense operations. The plan includes operational concepts relating to various
emergency situations, identifies components of the emergency management organization and describes
the overall responsibilities for protecting life and property and assuring the overall well-being of the
population. The plan also identifies the sources of outside support that might be provided (through
mutual aid and specific statutory authorities) by other jurisdictions, state and federal agencies, and the
private sector.
City of Oceanside Emergency Plan
On December 12, 1973, the City adopted an Emergency Plan that forms the basis for the conduct and
coordination of emergency operations within the City. The plan is designed to permit the City to respond
to earthquakes, tsunamis, flood, fire, accident, civil disturbance, storm, pollution and epidemic. The
Emergency plan was updated in 2016 and serves as the current plan.
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City of Oceanside General Plan
Land Use Element
The General Plan Land Use Element identifies the following objectives and policies related to wildfires:
1.153 Fire Hazards
Policies
A. The City shall maintain the necessary equipment, personnel and water supply levels
required for the current class 4 insurance rating of the entire City.
B. Places of public assembly shall be designed with adequate, well-marked emergency exits,
and have public address systems which would not be rendered inoperable because of fire.
Public Safety Element
The General Plan Public Safety Element identifies and addresses features or characteristics existing in
and near the City that represent a potential hazard to the community’s citizens, sites and structures,
public facilities and infrastructure. The Safety Element establishes policies to minimize the danger to
residents, workers and visitors. The following are goals and objectives of the Public Safety Element
related to wildfire:
Fire Hazard
Goal: Take the action necessary to ensure an acceptable level of public safety for prevention
and reduction of loss of life and personal property of the citizens of Oceanside.
Objectives
1. Maintain the necessary equipment, personnel and water supply levels required for the
current class 5 insurance rating of the entire City.
2. Continue an active and effective fire prevention program through public education, code
enforcement, and inspection service.
Community Facilities Element
The Communities Facilities Element of the General Plan discusses fire department facilities and its
objectives to protect the health, safety, and welfare of the City’s residents and property through the
provision of adequate fire protection and emergency services and to prepare for, respond to, and aid in
the recovery from emergencies related to fire and natural disasters such as wildfires. The following
policies are provided in the Community Facilities Element:
Fire Department Facilities
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Policies:
3.3

The City of Oceanside shall cooperate with the cities and fire protection agencies in
North San Diego County in planning, developing, and maintaining a proposed Regional
Training Center and Fire Communication Center.

3.4

Automatic and Mutual Aid Agreements with the cities of Carlsbad and Vista shall be
maintained, if possible, in order to provide adequate fire station service area coverage
and response times to all portions of the City of Oceanside.

3.11

Development proposals within designated high fire hazard areas shall include plans for
mitigation of potential grass and brush fires. These plans shall address the need for life
and safety automatic fire sprinkler systems, water availability, secondary emergency
access routes, construction requirements, and landscaping around structures.

3.12

The City shall participate in the California Disaster and Civil Defense Master Mutual Aid
Agreement, the San Diego County Mutual Aid Agreement and Operational Plan for Fire
Departments, and the Unified San Diego County Emergency Services Agreement. In
addition to these mutual aid agreements, the City shall continue to pursue Automatic
Aid Agreements with adjacent jurisdictions, when such agreements provide substantially
equal benefits to each jurisdiction involved.

4.21.3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts would be considered significant if the Project is located
in or near SRAs or lands classified as very high fire hazard severity zones, and the Project would:
a. Substantially impair an adopted emergency response plan or emergency evacuation plan;
b. Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby expose
Project occupants to, pollutant concentrations from a wildfire or the uncontrolled spread of a
wildfire;
c. Require the installation or maintenance of associated infrastructure (such as roads, fuel breaks,
emergency water sources, power lines or other utilities) that may exacerbate fire risk or that
may result in temporary or ongoing impacts to the environment;
d. 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.

4.21.4

Project Impact Analysis

If located in or near SRA or lands classified as very high fire hazard severity zones, would the Project:
a. Substantially impair an adopted emergency response plan or emergency evacuation plan?
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.
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The additional sales display area on the northern parcel would be accessed from Plaza Drive and would
be developed as part of Phase II. The southern parcel would be accessed from Thunder Drive at two (2)
main access points. Access off of Plaza Drive from the southern parcel would be for test drives only and
would not be accessible to the public. A Knox Box would 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.
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.
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.
b. Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby expose
Project occupants to pollutant concentrations from a wildfire or the uncontrolled spread of a
wildfire?
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 is located in a developed area and is surrounded
by commercial uses to the west, medium density residential uses and a DMV facility to the east and SR78 to the north. Located to the south are Buena Vista Creek, high density and residential estate uses
including a senior living facility, commercial uses and public/semipublic uses including an OFD station.
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. Additionally, the
Project Site is not located in an area of “high” or “extreme” fire hazard as depicted in Figure PS-5 in the
City of Oceanside General Plan Public Safety Element.
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.
c. Require the installation or maintenance of associated infrastructure (such as roads, fuel breaks,
emergency water sources, power lines or other utilities) that may exacerbate fire risk or that may
result in temporary or ongoing impacts to the environment?
The Project proposes to construct a pre-owned automobile dealership including a sales and
administration building, service building, non-public carwash, associated access drives, landscaped
areas, presentation area, staging area, sales display area and a customer and employee parking lot. An
additional sales display area would be provided on the northern parcel with a security gate and control
island. 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.
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For water service the Project would construct a 2-inch domestic water service line and an 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. 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 and sidewalk on
both sides of Plaza Drive. Improvements to the north side of Plaza Drive will occur at the time of Phase II
is developed. The off-site improvements along the southern portion of Plaza Drive to also include a 5foot sidewalk and 8-foot bicycle lane in addition to roadway widening improvements will be constructed
at the time Phase I is developed. Striping would include two (2) eastbound lanes and one (1) westbound
lane with a center two-way left turn lane.
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.
d. 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?
As stated in the Geotechnical Evaluation prepared by EEI (Appendix H), the site and surrounding areas
are relatively flat and the potential for landslides to occur onsite is negligible. 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. As stated in the Drainage Study
prepared by REC Consultants, Inc. (Appendix J) the Project would not alter drainage patterns onsite or
increase net runoff after development.
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.

4.21.5

Mitigation Implementation and Monitoring

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

4.21.6

Level of Significance After Mitigation

Impacts related to wildfire from the implementation of the Project will be less than significant.
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Chapter 5.0
5.1

CUMULATIVE IMPACTS

Introduction

CEQA requires an EIR to analyze cumulative impacts. The purpose of this section of the EIR is to explain
the methodology for the cumulative analyses and present the potential cumulative effects of the
Project.
Section 15355 of the CEQA Guidelines defines cumulative impacts as “two or more individual effects
which, when considered together, are considerable or which compound or increase other
environmental impacts.” Section 15130 of the CEQA Guidelines provides guidance for analyzing
significant cumulative impacts in an EIR. The discussion of cumulative impacts “need not provide as
great detail as is provided for the effects attributable to the Project alone,” but instead is to “be guided
by standards of practicality and reasonableness” (Guidelines Section 15130(b)). The discussion should
also focus only on significant effects resulting from the Project’s incremental effects and the effects of
other projects. According to Section 15130(a)(1), “an EIR should not discuss impacts which do not result
in part from the Project evaluated in the EIR.”
Cumulative impacts can result from the combined effect of past, present, and future projects located in
proximity to the Project under review. Therefore, it is important for a cumulative impacts analysis to be
viewed over time and in conjunction with other related past, present, and reasonably foreseeable future
developments whose impacts might compound or interrelate with those of the Project under review.

5.2

Methodology

According to CEQA Guidelines Section 15130(b)(1) a cumulative impact analysis may be conducted and
presented by either of two methods:
a) A list of past, present, and probable future projects producing related or cumulative impacts,
including, if necessary, those projects outside the control of the agency, or
b) 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. Any such
planning document shall be referenced and made available to the public at a location specified
by the lead agency.
The cumulative “List Method” has been utilized in this cumulative analysis which consists of an analysis
of related projects in the vicinity that are currently proposed or approved. The list of cumulative projects
and the cumulative analysis is provided in the following sections.

5.3

Cumulative Projects

Based on the information provided by the City, City of Vista and City of Carlsbad, a list of cumulative
projects under consideration for this analysis is presented in Table 5.3-1 below. Figure 4 displays the
cumulative project locations.
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Table 5.3-1
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

8
9

Emerald Ridge

Home 2 Suites by
Hilton
La Paloma Nursing
Facility Expansion

10

Left Coast LLC

11

Lot 15 Office Building

12

Pacific Coast Business
Park Phase II

13

Seagate Shell Service
Station

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
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
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

CarMax Auto Superstore

Description

Status

A 27,200-SF 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
Development plan for carwash and
smog check facility on a 1.2-acre site

Under Review

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 Vista
jurisdiction.
Development Plan for a four story, 137unit hotel facility
A 1,780-SF 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-SFoffice
building with site improvements on a
4.22-acre site
Construction of three industrial
buildings totaling 278,127 SF on 17.57
acres
A proposed gas station with
convenience store, manager’s office and

Approved

Approved
Approved
Approved

Approved
Under
Construction
Under Review
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#

Project Name

Location
Rancho Del Oro Road

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
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

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
Southwest corner of
Hacienda Drive and La
Tortuga Drive
North of Date Street, east of
Grapevine Road, and west of
Durian Street

19

Hacienda Retail

20

Laurel Creek
Condominiums

21

Olive Avenue
Annexation

1435 Olive Avenue

22

Shell Gas Station
Renovations

145 N. Emerald Drive

23

Vista Emerald

729 N Emerald Road

Site Development Plan for a 9,790-SF
commercial building
35 attached residential condominiums
on a 2-acre site
14,522-SF automobile service center
and expansion of existing used car
dealership on a 1.45-acre site.

Under Review
Under Review
Approved

Site Development Plan for a 3,200-SF
retail building

Under
Construction

68 detached condominium units on 9.2
acres

Under
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

Approved
Under Review
Under
Construction

City of Carlsbad

24

Marja Acres

4901 El Camino real

25

Quarry Creek Master
Plan

South of Haymar Drive and
west of College Boulevard

26

The Shops at
Robertson Ranch

El Camino Real and Cannon
Road

CarMax Auto Superstore

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
A master plan community with up 656
homes
Includes six retail buildings subdivided
into five (5) lots and would include
banks, restaurants a private educational

Under Review

Under
Construction
Under Review
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#

Project Name

Location

Description
facility/ day care

Status

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

5.4

Cumulative Impact Analysis

The following section presents a discussion of the effects that the Project may have on each
environmental category of concern.

5.4.1

Aesthetics

Existing development and infrastructure surrounding the Project Site, including SR-78, the Tri-City
Crossroads shopping center to the west, the DMV and the residential development to the east have
been present in the area for several decades and define the existing visual landscape. Due to existing
development and intervening topography, cumulative impacts to aesthetics were determined based on
the changes in the immediate vicinity of the Project Site. No other development projects are proposed
in the immediate vicinity and therefore construction of the Project is the only anticipated change to the
existing visual landscape.
The Project would contribute to the change in visual character of the area. These visual changes would
be most evident along major arterials in the area including SR-78, Plaza Drive and Thunder Drive as well
as from the existing Tri-City Crossroads shopping center, the DMV, and the residences to the east.
However, cumulative development would not represent a substantial degradation in visual quality or
substantial impediment to scenic views.
The Project would be constructed in an already urbanized area which consists of intense commercial
development and would have similar massing appearance to the existing commercial center. In its
present condition, the Project Site does not provide an expansive view of a highly valued landscape or
scenic vista nor would it interfere with views of an existing scenic vista. The Project would comply with
all development standards including building height, scale, setbacks, landscaping and parking. Further,
the Project complies with the zoning and land use designations for the Project Site.
New sources of light and glare would be introduced to the surrounding area by the Project. The
cumulative projects are also anticipated to contribute new sources of light and glare as projects are
constructed. Each cumulative project would be required to address the effects of light and glare on
sensitive receptors and provide mitigation as necessary.
As described in Section 4.2 Aesthetics, the Project would contain lighting in the proposed parking lot
areas and along the site boundary. However, 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 Zoning Ordinance and exterior lighting onsite would be reduced after operating hours. Lighting is
reduced within the sales display area when the store closes to the public and is further reduced after
employees exit the facility to the minimum level that sill 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. All outdoor lighting would comply with
the standards of the Zoning Ordinance, Article 30, Section 3024 and Article 31 for parking lot lighting
CarMax Auto Superstore

March 2021
Page 5.0-4

5.0 Cumulative Impacts

requirements. The CarMax sign is not illuminated and will not present additional light or glare to the
Project 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. Windows would be tinted with blue tinted glazing which is typically used to reduce
glare. All other proposed building materials would not contain highly reflective materials. Existing
sources of light and glare in the surrounding area of the Project Site includes 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. In addition, the Project and each cumulative project would be
required to comply with lighting ordinances and regulations for the specific jurisdiction in which the
Project is located in. Therefore, cumulative impacts related to aesthetics are less than significant.

5.4.2

Agriculture and Forestry Resources

Cumulative impacts to agriculture and forestry resources would occur if numerous projects within the
City were to have significant impacts related to the conversion or loss of farmland, forest land or
timberland. No projects listed within Table 5.3-1 are known to have adverse impacts to agriculture or
forestry resources.
A FMMP map was prepared for the Project Site and the site is classified as Urban and Built-Up Land. No
prime farmland or unique farmland exist onsite. There are no areas designated as Williamson Act
Contract lands located within the Project Site. The Project Site does not contain lands designated as
forest land, timberland or timberland zoned Timberland Production as defined in the Public Resources
Code Sections, and therefore, the Project would not result in the loss of forest land or the conversion of
forest land to non-forest use. No farmland or forest land exists onsite or in the surrounding area and
therefore the Project would not result in the conversion of farmland or forest land in the area to nonagricultural or non-forest uses. As the Project Site and the surrounding area do not include nor are
adjacent to farmland or forest resources and are zoned for urban uses, in conjunction with other
cumulative projects, would not result in significant impacts to agriculture and forestry resources.
Cumulative impacts are less than significant.

5.4.3

Air Quality

Air pollution is largely a cumulative impact, which is measured cumulatively by the air basin. The Project
is located within the SDAB and the SDAB is considered the cumulative air quality study area. All of the
cumulative projects provided in Table 5.3-1 are within the SDAB.
The portion of the SDAB where the Project is located is designated as nonattainment for federal and
state O3, and for state particulate matter (PM10 and PM2.5). The 2016 RAQS and the SIP have been
developed to reduce these emissions. These plans address measures 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.
As discussed in Section 4.4 Air Quality, the Project would have a less than significant air quality impact
for short-term construction and long-term operation as the Project will not exceed SDAPCD thresholds
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for any pollutant during construction or operation of the Project. Therefore, the Project’s cumulative
impacts on air quality are less than significant cumulative impact.
For the SDAB, the RAQS serves as the long-term regional air quality planning document for the purpose
of assessing cumulative operational emissions of the basin to ensure the SDAB continues to make
progress toward the NAAQS and the CAAQS attainment status. Cumulative projects located in the San
Diego region would have the potential to result in a cumulative impact to air quality if, in combination,
they would conflict with or obstruct implementation of the RAQS. Similarly, individual projects that are
inconsistent with the regional planning documents upon which the RAQS is based, would have the
potential to result in cumulative operational impacts if they represent development and population
increases beyond regional projections. The Project has a zoning and land use designation as CC and
would be consistent with the growth assumptions in the General Plan and SANDAG’s growth projections
and would not conflict with the RAQS or SIP. As a result, the Project would not have a cumulatively
considerable contribution to regional O3 concentrations or other criterial pollutant emissions.
Cumulative impacts will be less than significant.

5.4.4

Biological Resources

Cumulative biological resources impacts consider the potential regional effects of a project and how a
project may affect an ecosystem or one of its members beyond the project limits and on a regional
scale. The cumulative biological study area consists of the City within the North County MHCP as it
represents the regional area with similar habitats and species as the Project Site.
As discussed in Section 4.5.4, the Project would result in potentially significant impacts 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. The Project would include
implementation of mitigation measures MM-BIO-1 through MM-BIO-7 for the provision of preconstruction, construction and post-construction measures, pre-construction sensitive plant surveys
including Brodiaea species surveys, pre-construction fairy shrimp surveys, pre-construction coastal
California gnatcatcher surveys, pre-construction least Bell’s vireo surveys, requirement for construction
outside of avian breeding season (February 1 to September 15) and other construction-related
monitoring protocol, and off-site mitigation of coastal California gnatcatcher-occupied Diegan coastal
sage scrub. Implementation of mitigation measures MM-BIO-1 through MM-BIO-7 would reduce
impacts to biological resources a level below significance.
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 and restriction of
development within the buffer area allowing for preservation or riparian and other natural resources
associated with 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
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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.
All cumulative projects within the Project aArea and within the City would be subject to conform to
existing regulations including the MHCP and Subarea Plan with respect to avoidance, minimization and
mitigation of impacts to sensitive biological resources. Therefore, the Project’s contribution to
cumulative impacts to biological resources will be less than significant.

5.4.5

Cultural Resources

Historic Resources
Considering the historical uses of the Project Site are limited to local relevance and do not rise to the
regional level, the historic resources cumulative study area is limited to the City.
As discussed in Section 4.6 Cultural Resources, the General Plan Environmental Resource Management
Element identifies several sites as being of particular historical significance within the Oceanside area:
the Mission San Luis Rey de Francia and the Rancho Guajome Adobe. These resources are located over
five (5) miles from the Project Site.
No historic resources were found onsite during a survey of the Project area pursuant to CEQA Section
15064.2 or the City’s Historical Preservation Ordinance. The SCIC records search 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. The
Project would not contribute to a cumulative significant historical resources impact. Therefore, the
Project will have no cumulative impact on historic resources.
Archaeological Resources
Cumulative development may potentially impact archaeological resources as a result of projects within
the City and in nearby areas. The cumulative study area would consist of coastal northern portion of the
County within the Luiseño and Kumeyaay Native American traditional cultural boundaries.
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 Project Site’s close proximity to
Buena Vista Creek, there is potential for buried cultural resources within the alluvial deposits along the
creek. The Project would implement mitigation measure MM-CUL-1a through MM-CUL-1h requiring a
Qualified Archaeologist and Luiseño Native American Monitor to be present during all ground disturbing
activities to reduce potentially significant impacts to archaeological resources to below a level of
significance.
Identification of cultural resources within the area of potential effects (APE) and mitigation of potentially
significant adverse impacts would be handled on a project-by-project basis. It is presumed that all
reasonably foreseeable cumulative projects would be required to conform to existing regulations with
respect to avoidance, minimization, and mitigation of impacts similar to the Project. Therefore, impacts
would be assessed and mitigated pursuant to CEQA, and those projects within the City’s jurisdiction
CarMax Auto Superstore

March 2021
Page 5.0-7

5.0 Cumulative Impacts

would be reviewed by the City’s project review and approval process. Consistent with CEQA and other
applicable laws, monitoring programs would be required for all cumulative projects with potential to
impact archaeological resources. The Project’s contribution to the cumulative loss of archaeological
resources will be less than significant.
Human Remains
Cumulative projects located in the region would have the potential to result in impacts associated with
human remains due to grading, excavation or other ground-disturbing activities. The Project requires
ground disturbing construction activities that have the potential to disturb human remains. The Project
would implement mitigation measure MM-CUL-2 for compliance with Section 7050.5 of the California
Health and Safety Code and California Public Resources Code Section 5097.98 for requirements in the
event of discovery of human remains including determination for the MLD. Impacts would be reduced to
a level below significance with implementation of this mitigation measure. Cumulative projects would
also be subject to compliance with the California Health and Safety Code and California Public Resources
Codes and cumulative impacts will be less than significant.

5.4.6

Energy

Potential cumulative impacts on energy would result if the proposed Project, in combination with past,
present, and future projects, would result in the wasteful or inefficient use of energy. This could result
from development that would not incorporate sufficient building energy efficiency features, would not
achieve building energy efficiency standards, or would result in the unnecessary use of energy during
construction and/or operation.
The cumulative projects within the areas serviced by the energy service providers would be applicable to
this analysis. All projects listed in Table 5.3-1 are within the service area of SDG&E and therefore are
applicable to this cumulative analysis. Projects that include development of large buildings or other
structures that would have the potential to consume energy in an inefficient manner would have the
potential to contribute to a cumulative impact.
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 of the Project would not typically
involve the consumption of natural gas.
As described in Section 4.7 Energy, the Project would not involve wasteful, inefficient, or unnecessary
use of energy and would be consistent with the 2019 Title 24 Building Efficiency Standards. The Project
would generate approximately 161,790 kilowatt hours of electricity per year (kWh/year). The Project is
located in a developed area and would consume electricity similarly to that of the existing commercial
developments to the west and northwest. Overall, the Project would not result in excessive electricity
usage and would not contribute to a cumulative energy use impact.
It is also noted that cumulative projects would be subject to applicable Title 24 and CALGreen
requirements similar to the Project, which includes energy efficiency standards to minimize the wasteful
and inefficient use of energy. In consideration of cumulative energy use, the Project would not conflict
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with or obstruct a state or local plan for renewable energy or energy efficiency. Thus, the Project would
not contribute to a cumulative impact to the wasteful or inefficient use of energy. A less than significant
cumulative impact will occur.

5.4.7

Geology and Soils

Due to the nature of geology and soils, geologic and soils impacts are limited to a localized area. The
cumulative geologic study area would be limited to the Project Site and immediately surrounding
properties.
The nearest cumulative project is the Tri-City Medical Office Building and Parking Structure located
north of the Project across SR-78. The Tri-City Medical Office Building and Parking Structure project is
conditioned to comply with the CBC for provisions relating to geotechnical reports, structure design and
specific provisions for structures in seismic zones. Compliance with project-specific geotechnical reports
and CBC regulations would reduce potential impacts related to geology and soils to a level below
significance.
The CarMax Project would result in potentially significant impacts related to seismic ground shaking,
erosion, and expansive soils. The Project would implement mitigation measures MM-GEO-1 and MMHYDRO-1 through MM-HYDRO-3 which would reduce impacts to a level below significance. Therefore,
cumulative geology and soil impacts will be less than significant.
The Project would result in potentially significant direct impacts to paleontological resources as the site
contains highly sensitive Santiago Formation and Project grading would consist of 12,500 CY of cut.
Mitigation measures MM-GEO-3a and MM-GEO-3b would reduce potentially significant impacts to
paleontological resources to less than significant levels. Cumulative impacts for the Tri-City Medical
Office Building and Parking Structure would also be subject to CEQA and CEQA Guidelines and would be
required to implement similar mitigation in order to reduce potential impacts related to paleontological
resources. The Project contribution to cumulative paleontological impacts will be less than significant.

5.4.8

Greenhouse Gas Emissions

Due to the global nature of the assessment of GHG and the effects of global climate change, impacts can
currently only be analyzed from a cumulative impact context and therefore, this EIR analysis in Chapter
4.9 Greenhouse Gas Emissions, includes the assessment of both Project and cumulative impacts. Under
CEQA a project would have a significant cumulative impact caused by the combined impact of past,
present, and probable future projects if its incremental impact represents a “cumulatively considerable”
contribution to such cumulative impacts (CEQA Guidelines Section 15064(h)).
Construction of the Project would result in GHG emissions primarily associated with the use of off-road
construction equipment, on-road hauling, vendor trucks and worker vehicle trips. GHG emissions
generated during construction of the Project would be short-term in nature and would not represent a
long-term source of GHG emissions.
The Project would generate operational GHG emissions from area sources, energy sources, mobile
sources and water supply and wastewater treatment, and solid waste. 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
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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. 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.The Project would not generate a significant impact
to GHG emissions and thus, will have a less than significant cumulative impact to GHG emissions.
The Project is consistent with the SANDAG Regional Plan, the General Plan, the CAP and SB 32 and
Executive Order S-3-05. Therefore, the Project would not conflict with an applicable plan adopted for
the purpose of reducing GHG emissions at regional and state levels, and plan consistency impacts will
have a less than significant cumulative impact.

5.4.9

Hazards and Hazardous Materials

Cumulative impacts related to hazards and hazardous materials would result from projects that combine
to increase exposure to hazards and hazardous materials. Therefore, the geographic context considered
for potential cumulative impacts related to hazards and hazardous materials is localized and limited to
the immediate surrounding area. As shown in Figure 4 the Tri-City Medical Office Building and Parking
Structure is the nearest cumulative project and is located north of the Project Site across SR-78.
During construction of the Project there is potential for release of hazardous materials during the
routine transport of construction materials to the Project Site. 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. BMPs such as proper and clear labeling of
chemicals, storage in approved containers, preparation of an accidental release plan, and compliance
with hazardous materials handling protocols would be prepared and implemented to ensure safe
storage, handling, transport, use and disposal of all hazardous materials during the construction phase
of the Project, in compliance with all applicable laws, ordinances, rules, regulations, and permits by the
County DEH HMD. Project construction would also adhere to all local standards set forth by the City, as
well as state and federal health and safety requirements that are intended to minimize hazardous
materials risk to the public, such as CalOSHA requirements, Hazardous Waste Control Act CalARP, and
the California Health and Safety Code.
Typical daily operations include deliveries of vehicles, parts and supplies to the Site, vehicle sales and
test drives, preparation of vehicles for sales, and vehicle service work which is to be performed inside
fully-conditioned buildings equipped with rollup doors. Only minor vehicle servicing will occur including
routine maintenance, oil changes, tire rotations, diagnostic and mileage services. The Project would be
expected to handle small quantities of commonly used hazardous substances such as cleaning solvents,
diesel, gasoline, and oil as part of daily operations. The servicing operations would require the storage,
transport, use and disposal of such potentially hazardous materials. Gasoline would be transported to
the site by fuel trucks, which is a routine, permitted use. Fuel transportation would be subject to federal
tank, placard, and shipment documentation and reporting requirements. The amount of hazardous
materials stored and used is expected to be limited and would be required to comply with applicable
local, state and federal regulations.
A private aboveground fuel storage tank with a capacity of 4,000 gallons would be located to the south
of the sales building with a non-public fuel pump within the secured staging area to fuel inventory
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vehicles as needed. The aboveground storage tank would have a doubletriple-wall design in order to
provide an additional level of containment protection. The County of San Diego DEH HMD is the CUPA
responsible for the regulatory inspections of all tank facilities subject to the Aboveground Petroleum
Storage Act APSA in the County. In accordance with the APSA program, the Project would prepare and
implement a SPCC Plan in order to prevent discharge of petroleum and to allow for the preparedness
and proper response of petroleum discharges.
The Project would also be required to submit a Hazardous Material Business Plan to the County DEH
HMD that details the onsite use and storage of fuels in order to prevent damage to public health, safety,
and the environment. The Hazardous Materials Business Plan also provides emergency response
personnel with adequate information to help better prepare and respond to incidents at regulated
facilities. The aboveground storage tank and associated facilities would undergo yearly inspections by
the County DEH including inspections of any installations, repairs or required updates.
Anticipated chemicals used in the carwash are as follows: presoak Hi pH 366, carwash detergent Blue
Coral hi pH3600, Rain X Protectant, and Cold Wax (or similar). These chemicals would be stored in closed
containers inside the carwash and used in only the small amounts necessary. Carwash wastewater
would go into an oil water separator, the water then would be reused in the carwash and the separated
chemicals and oil would be taken off-site to be treated by a certified waste vendor.
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.
Furthermore, the Project would 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.
Cumulative projects would be required to remediate any hazardous conditions that could combine with
the less than significant hazardous materials impacts of the Project. Specifically, the Tri-City Medical
Office Building and Parking Structure would be subject to federal, state, and local regulations that avoid
significant impacts related to hazardous materials. Therefore, the Project in conjunction with cumulative
projects provided in Table 5.3-1 will result in a less than significant cumulative impact related to
hazards and hazardous materials.
As discussed in Section 4.10 Hazards and Hazardous Materials, 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 the City Emergency Plan. The Project would provide
all required setbacks, fire truck access and turnarounds, fire hydrants, address numbers, sprinklers, Knox
Box and an OPTICOM system on all gates in accordance with the OFD requirements.
The Project would not impede the implementation of these plans, nor cumulatively combine with other
proposed developments in a manner that would affect implementation of these plans. The Project will
have a less than significant impact related to impairing implementation of or physically interfering with
an adopted emergency response plan or emergency evacuation plan.
The Project Site is not located in a SRA as recognized by the Board of Forestry and Fire Protection as
areas where CAL FIRE is the primary emergency response agency responsible for fire suppression and
prevention. Additionally, the Project Site is not located in an area of “high” or “extreme” fire hazard as
depicted in Figure PS-5 in the General Plan Public Safety Element. The Project is located within an
urbanized and developed area of the City. The Project Site does not contain and is not adjacent to
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wildlands where there is risk for wildfire. The Project would not combine with any cumulative projects in
a manner that would increase potential wildfire exposure. Therefore, cumulative impacts related to
wildfires will be less than significant.

5.4.10

Hydrology and Water Quality

As described in Section 4.11 Hydrology and Water Quality, the Project Site is located within the Vista
Hydrologic Sub-Area 904.22 of the Buena Vista Creek Hydrologic Area (HA) 904.20 of the Carlsbad
Hydrologic Unit (HU). The cumulative study area for hydrology and water quality is the Carlsbad
HU/Watershed. All of the projects listed in Table 5.3-1 are located within the Carlsbad Watershed.
Considering the downstream waters are impaired by the listed pollutants and the Project potential
pollutants, the potential cumulative pollutants of concern are sediment, nutrients, heavy metals, organic
compounds, trash and debris, oxygen demanding substances, oil and grease, bacteria and viruses, and
pesticides. During construction and operation of the Project, there is potential to violate a water quality
standard or waste discharge requirement. The Project also 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.
The Project would implement mitigation measures MM-HYDRO-1, MM-HYDRO-2 and MM-HYDRO-3 to
reduce potential impacts to water quality and erosion to a level below significance.
Cumulative projects would similarly be required to comply with local, state and federal storm water
regulations and would also be required to provide a SWQMP for operations and SWPPP for construction.
Therefore, the Project will result in a less than significant cumulative impact to hydrology and water
quality.
The Project would not use groundwater during construction or operation of the Project, nor is the
Project Site is not located within a basin that requires a designated groundwater sustainability plan.
Thus, the Project would not contribute to any cumulative groundwater impacts and will have no
cumulative impact related to groundwater.

5.4.11

Land Use and Planning

Although land use and planning impacts tend to be localized, and specific impacts are tied either directly
or indirectly to specific action, the Project may have the potential to work in conjunction with other
past, present, or future projects to either cause unintended land use impacts, such as reducing available
open space or to accommodate increased growth that may result in more intensive land uses.
Therefore, the geographic context for the cumulative land use and planning analysis is the policy area,
which in this case is the City. Cumulative projects in the City are presented in Table 5.3-1 and include a
mix of commercial, residential and industrial projects of various sizes.
The Project and related cumulative projects in the immediate vicinity are subject to the goals and
policies of General Plan and other planning documents, as applicable. As discussed in Section 4.12 Land
Use and Planning, the Project would not divide an established community and therefore, in combination
with other related cumulative projects, would not disrupt or divide the existing community.
Prior to approval, the Project and all related cumulative projects, must be found consistent with the
City’s General Plan and other applicable City planning documents including the Subarea Plan of the
MHCP. The Project has the potential to result in significant impacts to sensitive plant species and
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vegetative communitieshabitats, jurisdictional resources,sensitive plant species including Brodiaea
species, fairy shrimp, coastal California gnatcatcher, least Bell’s vireo, and sensitive bird species and
other MBTA-covered species. The Project would result in unavoidable direct impacts to disturbed Diegan
coastal sage scrub. The Project would implement mitigation measures MM-BIO-1 through MM-BIO-7
and would reduce impacts to biological resources to a level below significance. As stated in Section
5.4.4, all cumulative projects within the Project aArea and within the City would be subject to conform
to existing regulations including the MHCP and Subarea Plan with respect to avoidance, minimization
and mitigation of impacts to sensitive biological resources. Therefore, the Project’s contribution to
cumulative impacts to biological resources will be less than significant.
The cumulative projects requiring General Plan amendments also would require approval by the City.
Consistency with the City’s applicable General Plan policies and other planning policies would ensure
compliance and orderly development of the Project and other cumulative projects. Therefore, the
Project would not contribute to a cumulatively considerable impact concerning conflicts with applicable
plans, policies, and regulations. Cumulative Project impacts related to land use and planning will be less
than significant.

5.4.12

Mineral Resources

As discussed in Section 4.13 Mineral Resources, the Project Site currently holds a Mineral Resource Zone
MRZ-3 designation, which indicates that there are no known mineral resources present on the Project
Site. Therefore, the Project would have no impact on known mineral resources of value and would not
result in the loss of availability of locally-important mineral resources recovery sites. The Project would
not contribute to a cumulatively considerable impact on mineral resources. No cumulative impact to
mineral resources will occur.

5.4.13

Noise

Construction noise is short-term in nature and varies from hour to hour and day to day, depending on
the equipment in use, the operations performed, and the distance between the source and receptor.
Grading activities typically represent one of the highest sources of noise impacts. Site preparation and
grading is estimated to occur over approximately six (6) weeks. Due to normal site preparation
operations, most of the equipment will be spread out over the site. 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. The Project would not generate a substantial
temporary increase in ambient noise levels in excess of local standards.
The Tri-City Medical Office Building and Parking Structure would also result in short-term construction
noise. However, the Tri-City Medical Office Building and Parking Structure site is located to the north of
the Project Site and across SR-78. Due to distance and additional noise associated with vehicles traveling
along SR-78, it is not likely that construction noise from the proposed medical office building and
parking structure and the proposed CarMax Project would be heard cumulatively. Therefore, the Project
would have a direct construction noise impact to adjacent uses but will result in a less than significant
cumulative impact to construction noise.
As operational stationary noise is measured at the property line of receiving locations and is based on
onsite noise generation only, operational stationary noise impacts would not be cumulative in nature. As
detailed in Section 4.14 Noise, property line noise levels would result in 41.3 dBA and would not exceed
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the City’s property line noise standards for both commercial and residential uses. Therefore, the
increase in operation noise associated with the Project would not be cumulatively considerable and will
have a less than significant cumulative impact.

5.4.14

Population and Housing

The geographic context for the analysis of cumulative impacts associated with population and housing
consists of the City. Population and housing within the City is guided by the General Plan and RHNA.
Cumulative projects in the City are presented in Table 5.3-1 and include a mix of commercial, residential
and industrial projects of various sizes.
As discussed in Section 4.15 Population and Housing, the Project does not include the construction of
any new residential development. The Project would serve existing residences in the area and is unlikely
to cause significant growth due to the nature of the development. Additionally, the Project would not
displace substantial numbers of existing housing or people necessitating the construction of
replacement housing elsewhere.
The water and sewer improvements associated with the Project would not induce additional growth
beyond what has been planned for as the improvements would only serve development in the
immediate vicinity and would not serve areas beyond the Project Site. Existing water and sewer services
and facilities provide services to the surrounding developments. The Project would not induce
substantial unplanned population growth in the City and will have a less than significant cumulative
impact.

5.4.15

Public Services

The geographic context for the analysis of cumulative impacts associated with public services consists of
the City, since fire protection, police protection, recreation and other public services are provided
directly by the City, and school services are provided by Oceanside Unified School District within the
City. Cumulative projects in the City are presented in Table 5.3-1 and include a mix of commercial,
residential and industrial projects of various sizes.
As described in Section 6.2 Growth Inducing Impacts, the intensity of development proposed by the
Project is consistent with and therefore incorporated into the General Plan and the growth projections
utilized to plan for future public service needs.
As discussed in Section 4.16 Public Services, the Project would be subject to the development impact fee
program which provides funding for future public service improvements via the City’s capital
improvement program. This program is intended to address the incremental increase in demand for
public services such as police, fire and recreation generated by new development. While the Project
would contribute to the cumulative demand for public services, the Project would provide development
impact fees intended to offset this demand and would not lead to significant physical environmental
effects.
Other cumulative projects would be subject to the same development fees to address their incremental
increase in demand for public services, including police, fire, and park/recreation services. Therefore,
the Project would not result in a cumulatively considerable impact to public services and impacts will be
less than significant.
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5.4.16

Recreation

The geographic context for the analysis of cumulative impacts associated with recreation consists of the
City because recreational facilities are provided by the City. Cumulative projects in the City are
presented in Table 5.3-1 and include a mix of commercial, residential and industrial projects of various
sizes.
Due to the nature of the development, 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. 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. 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.
Other cumulative projects would be subject to the same development fees to address their incremental
increase in demand for park/recreation services. Therefore, impacts would not be cumulatively
considerable. The Project’s cumulative impact to recreation will be less than significant.

5.4.17

Transportation

A cumulative traffic impact analysis was conducted for the Project as part of the Local Transportation
Study prepared by LOS Engineering, Inc. (Appendix O). Based on the City’s new requirements for VMT,
LOS discussions and cumulative LOS discussions have been omitted from this EIR.
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.

Chapter 3 of the Circulation Element discusses the Master Transportation Roadway Plan which provides
the guidelines for providing a network of roadways throughout the City. Table 4.18-2 provides the
Project’s consistency with applicable policies and implementation strategies provided in the Circulation
Element Master Transportation Roadway Plan. Cumulative projects would also be required to analyze
project-specific consistency with the Circulation Element policies. The Project would not conflict with
any applicable policies of the Circulation Element and would not contribute to a cumulative impact to an
applicable policy and cumulative impacts are less than significant.
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Multi-Modal Transportation
A LTS was prepared for the Project and is provided as Appendix O of this EIR. The LTS analyzed
pedestrian, bicycle, and transit facilities to evaluate their opportunities and deficiencies. As part of the
Project roadway improvements, the Project would provide a 5-foot sidewalk to connect to existing
sidewalks to the west along the existing shopping center, and to the east along the DMV frontage. The
sidewalk improvements and connection to existing sidewalks adjacent to the Project Site will increase
pedestrian access to the existing commercial area. An 8-foot bicycle lane would also be constructed on
both sides of Plaza Drive which includes the required 6-foot bike lane and 2-foot buffer. The Project
would not conflict with a program, plan, ordinance or policy addressing the circulation system including
transit, bicycle and pedestrian facilities. The Project would not contribute to a cumulative transportation
impact related to plan or policy inconsistency and cumulative impacts will be less than significant.
Vehicle Miles Traveled Analysis
A VMT Analysis was prepared by LOS Engineering, Inc. and is provided as Appendix N of this EIR. As
provided in the VMT Analysis, the Project would generate 475 ADT and the Project is consistent with the
CC designation provided by the General Plan. The Project would comply with the screened out project
type #20 provided in the City VMT Guidelines and is screened out from further VMT analysis. The Project
would not conflict with CEQA Guidelines Section 15064.3 related to VMT. Projects in the vicinity would
be subject to VMT analysis in accordance with the City’s VMT Guidelines and CEQA Guidelines. The
Project will have a less than significant cumulative impact to VMT and CEQA Guidelines Section
15064.3.
The Project would provide access and driveways designed in accordance with City standards. The Project
would provide adequate width, turn-around radius and access to the building and would not increase
hazards due to a geometric design feature, nor would the Project result in inadequate emergency
access. Cumulative projects in the vicinity would be subject to the same design, access, and emergency
standards, and therefore the Project will have a less than significant cumulative impact to
transportation.

5.4.18

Tribal Cultural Resources

A cumulative impact, in terms of tribal cultural resources, refers to the mounting aggregate effect upon
tribal cultural resources due to modern or recent historic land use, such as commercial development,
and natural processes, such as erosion, that result from acts of humankind. The issue that must be
explored in a cumulative impact analysis is the aggregate loss of tribal cultural resources, including
impacts to Traditional Cultural Places.
Historic Resources
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.
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The Project would implement mitigation measures related to Cultural Resources identified in Section 4.6
of this document. Mitigation measure MM-CUL-1a through MM-CUL-1h would require a Native
American monitor to be present during initial ground disturbance within the Project area and would
require specific protocols in the event of a discovery. Implementation of mitigation measure MM-CUL1a through MM-CUL-1h would reduce impacts to below a level of significance. Cumulative projects
would be subject to similar requirements and therefore the Project will have a less than significant
cumulative impact to historic tribal resources.
Tribal Cultural Resources
Consultation and 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. Therefore, there is potential for the discovery of
unknown tribal cultural resources during Project grading. The Project would implement mitigation
measures MM-CUL-1a through MM-CUL-1h to reduce potential impacts to tribal cultural resources to a
level below significance. Cumulative projects would be subject to similar consultation and coordination
efforts with the project’s culturally-affiliated tribes, and therefore the Project will have a less than
significant cumulative impact to tribal cultural resources.

5.4.19

Utilities and Service Systems

The geographic context for the analysis of cumulative impacts associated with utilities and service
systems consists of the City, because the City would provide utilities to the Project. Cumulative projects
in the City are presented in Table 5.3-1 and include a mix of commercial, residential and industrial
projects of various sizes. The Project, along with all other cumulative projects within the City, would be
subject to the City’s current water and wastewater system capacity buy-in fees.
Water
The cumulative projects proposed in the City would result in an increase in water service demand. The
City 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.” The Project would comply with all Water Utilities Department
conditions and would incorporate all requirements into the Project design.
The UWMP includes an analysis of the City’s water supply and demand planning within its service area
for variable water years (average, single-dry, and multiple-dry years) over a 20-year horizon and are
based on the buildout of the City. 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. The UWMP would be used for determining future projects water supply and demand
within the City. The Project is consistent with the zoning and land use designations of the Project Site,
and thus its water usage would have previously been planned for. All water infrastructure
improvements would be constructed in accordance with the City’s design guidelines.
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The City has also developed the Oceanside Water Conservation Master Plan that further ensures water
availability to the City during drought years. The Project would include water conserving landscaping
along with efficient irrigation design consistent with the City’s water planning efforts. Cumulative
projects in the City would be subject to similar requirements and compliance with the Water
Conservation Master Plan.
As discussed in Section 4.20 Utilities and Service Systems, the 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. 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.
The Project would have sufficient water supplies available to serve the Project and reasonably
foreseeable future development during normal, dry, and multiple dry years. Cumulative impacts related
to the construction of water facilities and water supplies will have a less than significant cumulative
impact.
Wastewater
The cumulative projects proposed in the City would result in an increase in sewer service demand. 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.”
Based on the available capacity of the system and treatment plant, along with the proposed onsite
improvements, the facilities and infrastructure serving the Project would be able to handle the
projected flow rates of the Project Site. The Project would comply with all Water Utilities Department
conditions and would incorporate all requirements into the Project design. Additionally, the Project is
consistent with the City’s zoning and land use designation, and therefore the Project would generate
wastewater that is consistent with its planned use.
The sewer realignment would encroach approximately six (6) feet into a small portion of the 50-foot
planning buffer. This is a temporary permanent 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 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.
All future projects would be required to complete similar water and sewer analyses to evaluate impacts
to facilities and would be required to provide necessary improvements. As such, the Project contribution
to cumulative water and wastewater impacts will be less than significant.
Solid Waste
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The El Sobrante Landfill was projected to have a remaining capacity of 134,549,993 tons at the end of
2018. At the current rate this equates to approximately 40 years of site life remaining. 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 City Zero Waste Plan indicates the City’s goal for achieving a 75% diversion/ recycling rate by 2020.
This plan provides a program for expanded commercial composting along with requirements for
compost and recycling bins. The Project would comply with these measures in accordance with the Zero
Waste Plan. Construction waste would be generated onsite throughout the construction phase of the
Project.
Considering the Project’s minimal contribution towards cumulative waste demands and the City-wide
implementation of the waste reduction plan, the Project would not contribute to significant amounts of
solid waste, which would result in the exceedance of landfill capacity. Therefore, cumulative Project
impacts to solid waste will be less than significant.

5.4.20

Wildfire

The geographic context for the analysis of cumulative impacts associated with wildfires consists of the
City, because the OFD would provide initial response to wildfires, emergency response and evacuations.
The projects listed within Table 5.3-1 under the City would be included within this cumulative analysis.
Section 4.21 Wildfire, provides analysis of the Project’s compliance with adopted emergency response
plan and evacuation plan. With compliance of all OFD requirements, the Project would not impair an
adopted emergency response plan or emergency evacuation plan. Cumulative impacts to emergency
response and evacuation plans will be less than significant.
The Project is located in a developed area and is surrounded primarily by commercial and residential
uses. 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 Project Site located within a SRA where CAL FIRE is
the primary emergency response agency responsible for fire suppression and prevention. The entire City
is located within a Local Responsibility area and is not located within a SRA; therefore wildfire protection
would primarily be provided by OFD for cumulative projects. The Project would provide all required
setbacks, fire truck access, fire hydrants, address numbers, sprinklers, Knox Box and an OPTICOM system
on all gates in accordance with OFD requirements. All other cumulative projects within the City would
adhere to OFD requirements and safety codes.
The Project and all other cumulative projects located within the City would be subject to the City’s
current development fees to address the incremental increase in demand of fire services and fire
protection resources. 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.
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The Project would be in compliance with the CFC and the OMC and cumulative projects would also be
subject to such regulations. Cumulatively, the Project in conjunction with cumulative projects would not
contribute to an exacerbation of wildfire risks or exposure to significant risks as a result of wildfires. The
Project’s cumulative impact to wildfire will be less than significant.
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Chapter 6.0
6.1

OTHER CEQA CONSIDERATIONS

Introduction

This chapter includes the following other considerations that are required in an EIR such as:




6.2

Growth-Inducing Impacts (Section 6.2)
Significant and Irreversible Environmental Changes (Section 6.3)
Significant and Unavoidable Environmental Impacts (Section 6.4)

Growth-Inducing Impacts

Section 15126.2(d) of the CEQA Guidelines mandates that growth-inducing impacts related to the
proposed CarMax pre-owned automobile dealership facility be discussed. The CEQA Guidelines states
the growth-inducing analysis is intended to address the potential for the Project to “foster economic or
population growth, or the construction of additional housing, either directly or indirectly, in the
surrounding environment.” Further, CEQA Appendix G Checklist discussion under Population and
Housing also mandates that a CEQA document speak to the proposed project’s likelihood to induce
substantial population grown in an area, either directly (e.g., by proposing new homes or businesses) or
indirectly (e.g., through extension of roads or other infrastructure).
A project may be distinguished as either facilitating planned growth or inducing unplanned growth.
Facilitating growth is relating to the establishment of direct employment, population, or housing growth
that would occur within a project site. Inducing growth is related to lowering or removing barriers to
growth or by creating an amenity or facility that attracts new population/economic activity. For
purposes of this EIR analysis, a significant growth inducing impact would occur if the proposed project,
and associated infrastructure improvements, directly or indirectly removes obstacles to growth such
that the induced growth would significantly burden existing community services, the environment or
cause a demand for General Plan Amendments. This section discusses growth inducing factors related to
the proposed project and as defined under CEQA Guidelines Section 15126.2(e). A project is defined as
growth inducing when it directly or indirectly:
1.
2.
3.
4.
5.

Fosters population growth;
Fosters economic growth;
Includes the construction of additional housing in the surrounding environment;
Removes obstacles to population growth;
Taxes existing community service facilities, requiring construction of new facilities that could
cause significant environmental effects; or
6. Encourages or facilitates other activities that could significantly affect the environment, either
individually or cumulatively.
Population Growth
The City occupies approximately 42 square miles and has a population of 176,080 (USCB 2018) and
comprises approximately 5% of the population of the County. According to the California Department of
Finance, the City of Oceanside had 65,117 housing units in May 2016. A majority of the total housing
units are single-family which comprises approximately 64.5% of the total housing units, reflecting the
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City’s family-oriented population and suburban neighborhoods character. Multi-family units make up
approximately 31%of the total units, while mobile homes account for the remaining 5% of total housing
units.
The Project proposes the construction of a CarMax pre-owned automobile dealership on a vacant,
approximately 10.54-acre site and would consist of a sales 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 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
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.
The Project would develop a CarMax facility on a site with a zoning and land use designation for
commercial use and does not propose the construction of housing. Therefore, the Project would not
alter the planned location, distribution, or growth of the human population in the area either directly or
indirectly.
Public Services and Infrastructure
As part of the Project, sewer improvements would include the realignment of the existing sewer mains
and the construction of 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 area and customer and employee
parking lots, which would connect to existing sewer lines 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. The Project would include off-site improvements such as the extension of the 12-inch PVC
waterline 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 5-foot bicycle lanes on both sides
of Plaza Drive and associated striping. 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.
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.
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. Striping would include two (2) eastbound lanes and one (1) westbound lane with a
center two-way left turn lane on Plaza Drive.
The Project would result in an incremental increase in demand for fire protection and emergency
medical services, police protection, water demand, wastewater treatment, and solid waste services,
these anticipated increases would not significantly burden existing community services facilities or
require construction of new facilities that would cause significant environmental effects (see Section
4.16 Public Services and Section 4.20 Utilities and Service Systems). The Project would contribute to all
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required development impact fees in accordance with the City’s current requirements, which would be
allocated to offset for any increase in demand for such public services.
Although the Project would construct off-site improvements for the extension of the waterline along
Plaza Drive, it would only serve development in the immediate vicinity and would not serve areas
beyond the Project area. Surrounding developments are provided with existing water and sewer
services. The Project Site has a land use and is zoned CC. The Project will not require a zone change or a
General Plan amendment. Therefore, the Project’s commercial use represents planned growth in
accordance with the City of Oceanside General Plan and Zoning Ordinance. The Project is located within
an area served by urban infrastructure and services are generally consistent with existing and
commercial uses to the west. The extension of the off-site waterline could act as a removal of a barrier
to growth. The Project is intended to serve population growth that has already occurred in the region
and would not be considered growth inducing. Therefore, the Project would not require extension of
roads or other public services or infrastructure that would induce population growth either directly or
indirectly. Growth-inducing impacts will be less than significant.

6.3

Significant and Irreversible Environmental Changes

CEQA Guidelines Section 15126.2(d) requires that an EIR identify any significant and irreversible
environmental changes associated with project implementation. In accordance with Section 15126.2(d):
Uses of nonrenewable resources during the initial and continued phases of the project may be
irreversible since a large commitment of such resources makes removal or nonuse thereafter
unlikely. Primary impacts and, particularly, secondary impacts (such as highway improvement
which provides access to a previously inaccessible area) generally commit future generations to
similar uses. Also irreversible damage can result from environmental accidents associated with
the project. Irretrievable commitments of resources should be evaluated to assure that such
current consumption is justified.
Non-renewable resources generally associated with the Project include agriculture/land, biological
resources, archaeological and paleontological resources, mineral resources, water, and energy
resources.
Implementation of the Project would result in irreversible environmental changes. Commitment of
10.54 acres of land would be physically altered to create a commercial use. The relatively small
commitment of land to commercial use would be considered less than significant when compared to
commercial development in a local and regional context. Additionally, the Project Site has a zoning and
land use designation as a commercial use and therefore have accounted for this change in development
through the adoption of the General Plan Land Use and Zoning Maps. Additionally, alteration of the
human environment is a known consequence of the development process. The Project, which
represents a commitment of land to a commercial use, intensifies land use at the Project Site.
Development of the Project Site would result in direct impacts to a total 7.041 acres of vegetation
communities and land covers identified within the Project footprint including disturbed Diegan coastal
sage scrub, developed land, disturbed land, iceplant, ornamental, and ruderal. Unavoidable direct
impacts to approximately 0.408 acre of disturbed Diegan coastal sage scrub will be considered a
significant impact. The Project has the potential to cause significant impacts to sensitive plant species
and vegetation communities, jurisdictional resources, Brodiaea species, fairy shrimp, coastal California
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gnatcatcher, least Bell’s vireo, and other MBTA-covered species. Implementation of mitigation measures
MM-BIO-1 through MM-BIO-7 would reduce impacts to a level below significance.
The Project involves grading and excavation activities which could result in significant impacts to cultural
and paleontological resources by advertently unearthing archaeological, tribal cultural and
paleontological resources and human remains. Implementation of mitigation measures MM-CUL-1a
through MM-CUL-1h would reduce impacts related to archaeological and tribal cultural resources to a
level below significance, implementation of mitigation measure MM-CUL-2 would reduce impacts
related to human remains, and implementation of mitigation measures MM-GEO-3a and MM-GEO-3b
would reduce impacts related to paleontological resources to a level below significance.
An increase in use of public services and utilities by the Project represents a long-term commitment of
these resources. However, payment of all required development impact fees and requirement of off-site
improvements would ensure that such commitment would not cause a significant adverse impact by the
Project.
The use of various new raw materials such as lumber, sand, steel, and gravel for construction are
resources that are continuously being depleted worldwide. However, the Project does not involve
continuous use of these resources as they would only be used during Project construction.
Energy consumed in developing and operating the Project would be considered a permanent
investment. The Project includes an aboveground fuel storage tank with a capacity of 4,000 gallons and
a non-public fuel pump to fuel inventory vehicles. The Project would be a relatively minor consumer of
these supplies when compared to a regional context. Use of these resources would represent an
incremental effect on the regional consumption of these commodities. As such, the Project would result
in the long-term use of energy resources, and other nonrenewable resources such as fossil fuels.

6.4

Significant and Unavoidable Impacts

CEQA Guidelines Section 15126.2(a) and (b) requires an EIR to identify and focus on the significant
environmental effects of the proposed project, including significant environmental effects due to
wasteful, inefficient, or unnecessary use of energy or wasteful use of energy resources. Section
15126.2(c) of the CEQA Guidelines requires the discussion of significant environmental effects which
cannot be avoided if the proposed project is implemented. This includes impacts which can be mitigated
but not reduced to a level of insignificance.
Section 4.0 Environmental Analysis, of this EIR describes the potential environmental impacts of the
Project and recommends mitigation measures to reduce potentially significant impacts. As discussed in
this EIR, implementation of the Project would result in potentially significant impacts to biological
resources, cultural resources, geology and soils, hydrology and water quality, land use and planning, and
tribal cultural resources. This EIR identifies potential impacts of each of these environmental issue areas
as well as mitigation measures designed to reduce such impacts. Each impact identified will be mitigated
to below a level of significance with the required mitigation measures. An analysis of energy use was
presented in Section 4.7.4 and concluded that impacts would be less than significant. The Project will
not result in any significant unavoidable impacts.
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CHAPTER 7.0
7.1

ALTERNATIVES TO THE PROPOSED PROJECT

Overview

CEQA Guidelines Section 15126.6 requires the discussion of alternatives to the project to be analyzed.
The discussion of alternatives shall include a No Project Alternative as well as a “…range of reasonable
alternatives to the proposed project, or to the location of the project, which would feasibly attain most
of the basic objectives of the project but would avoid or substantially lessen any of the significant effects
of the project…”. The discussion of alternatives need not be exhaustive and is subject to the “rule of
reason”. The key issue is whether the selection of alternatives fosters informed decision-making and
informed public participation.
As discussed in Chapter 4.0 Environmental Analysis, the Project would result in potentially significant
environmental impacts related to biological resources, cultural resources, geology and soils, hydrology
and water quality, land use, and tribal cultural resources. Mitigation measures have been identified that
would reduce all impacts to below a level of significance.
In developing the alternatives to be addressed in this section, consideration was given to those
alternatives with the ability to meet the basic objectives of the Project and eliminate or substantially
reduce significant environmental impacts. As identified in Section 3.3 Project Objectives, the 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.

7.2

Requirements for Alternatives Analysis

Under CEQA, the discussion of alternatives to a proposed action takes on particular significance if the
EIR concludes there are significant adverse environmental impacts that are not avoided or reduced
below a level of significance. As stated in CEQA Section 21002:
“[It] is the policy of the state that public agencies should not approve projects as proposed if
there are feasible alternatives or mitigation measures available which would substantially lessen
the significant environmental effects of such projects… The legislature further finds and declares
that in the event specific economic, social, or other conditions make infeasible such project
alternatives or mitigation measures, individual projects may be approved in spite of one or more
significant effects thereof.”
As required under CEQA Guidelines Section 15126.6(e)(2), the EIR must identify the environmentally
superior alternative. Pursuant to the CEQA Guidelines, if the No Project Alternative is determined to be
the most environmentally superior project, then another alternative among the alternatives evaluated
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must be identified as the environmentally superior alternative. Section 7.6 discusses the
Environmentally Superior Alternative.

7.3

Selection of Alternatives

Pursuant to the CEQA Guidelines stated above, a range of alternatives to the Project are considered and
evaluated in this EIR. These alternatives were developed in the course of Project planning,
environmental review, public scoping meetings, and public hearings. The discussion of alternatives in
the subsequent sections provides the following:
1. A description of alternatives considered;
2. An analysis of how each alternative fulfills the objectives the Project;
3. Per CEQA Guidelines Section 15126.6(d), a comparative analysis of the Project and the
alternatives under consideration. Per CEQA Guidelines Section 15126.6(c), the alternatives are
chosen by considering whether they can meet the basic Project objectives, their feasibility, and
their ability to avoid the Project’s significant environmental effects.
Factors that may be taken into account when addressing the feasibility of alternatives include site
suitability, economic viability, availability of infrastructure, general plan consistency, other plans or
regulatory limitations, jurisdictional boundaries, and whether the proponent can reasonably acquire,
control or otherwise have access to alternative sites.
A range of alternatives have been considered in an effort to meet a majority of the basic Project
objectives. The alternatives identified in this section are intended to further reduce or avoid significant
environmental effects of the Project. Alternatives that are considered and evaluated in the EIR include:





Alternative 1 – No Project Alternative
Alternative 2 – Reduced Project Footprint Alternative
Alternative 3 – Alternative Site Location
Alternative 4 – Neighborhood Commercial Center Alternative

Alternatives Considered but Rejected
Factors that may be used to eliminate alternatives from detailed consideration in an EIR include failure
to meet a majority of the basic Project objectives, infeasibility, and inability to avoid significant
environmental impacts. Alternatives that were identified but not considered include the following:



Mixed-Use Development Alternative
Residential Development Alternative

Mixed-Use Development Alternative
The Mixed-Use Development Alternative would develop the Project Site with a mixture of land uses
including residential and commercial uses. The mixed-use development would create a live/work
environment for employees of the surrounding commercial uses and Tri-City Medical Center to the
north. Compared to the Project, which consists primarily of vehicle display areas and parking, and
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11,447 SF of buildings, a mixed-use development would have a larger building footprint and building
height and would include parking for the commercial uses and residences. This Alternative estimates
approximately 30,000 SF of retail space and approximately 100-200 residential units. Retail uses would
be provided on the ground floor of the development with multi-family residential units on the above
floors, resulting in a vertically integrated mixed-use building. For the purposes of this EIR alternative
analysis, it is assumed that the mixed-use development would develop the entire 10.54-acre site, both
the northern and southern parcels. Under the Mixed-Use Development Alternative, a zone change and
General Plan amendment would be required, as the Project Site is zoned CC.
With the provision of a mixed-use development, this alternative would be expected to have similar
impacts related to biological resources, cultural resources, geology and soils, hydrology and water
quality and tribal cultural resources compared to the Project.
Due to the nature of a mixed-use development, it is expected that this alternative would generate a
larger ADT compared to the Project. Based on the SANDAG (Not So) Brief Guide of Vehicular Traffic
Generation Rates for the San Diego Region, it is estimated that the Mixed-Use Alternative would
generate anywhere from approximately 3,800 to 4,300 trips (110 trips/1,000 SF of retail and 5
trips/dwelling unit) based on the assumption that 30,000 SF of retail and 100-200 residential units would
be developed. The Mixed-Use Development Alternative would provide much larger building square
footages, increasing traffic impacts compared to the Project. An increase in ADT and building size would
further increase impacts to air quality, energy, GHG emissions and noise. The Mixed-Use Alternative
would also increase impacts to aesthetics due larger building heights and massing. Additionally, this
alternative would increase the number of people residing in the area, further increasing the need for
public services, including schools and recreation facilities, in which the Project would not. An increase in
the need for utilities and service systems would also have a greater impact compared to the Project.
The Mixed-Use Development Alternative was eliminated from further analysis as it would not meet the
Project objectives of development and operating an automobile sales facility. Further, this alternative
would have greater environmental impacts compared to the Project.
Residential Development Alternative
Under the Residential Development Alternative, the 10.54-acre site would be developed solely as a
residential development. In accordance with the surrounding multi-family developments, this
alternative would most likely provide 60-100 multi-family or townhome units. This alternative would
require a zone change and a General Plan amendment to allow for such uses.
With the development of residential units on the Project Site, the Residential Development Alternative
would be expected to have similar impacts related to biological resources, cultural resources, geology
and soils, hydrology and water quality and tribal cultural resources compared to the Project, as this
alternative would disturb approximately the same area as the Project. It is anticipated that impacts
related to noise would be similar or less than that of the Project.
Depending on the type of residential development (i.e., multi-story units), this alternative has the
potential to have an increased impact on aesthetics compared to the Project. Based on the SANDAG
(Not So) Brief Guide of Vehicular Traffic Generation Rates for the San Diego Region the Residential
Development Alternative would generate anywhere from 480 to 800 trips (8 trips/ dwelling unit for
condominium or multi-family units) based on the assumption that 60 to 100 residential units would be
developed. This alternative would therefore have an increased impact on transportation compared to
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the Project as a result of increased trip generation. Impacts to air quality, GHG, and energy would be
greater than that of the Project due to the increase in traffic and based on the nature of the residential
development that would have a greater use in electricity and gas. Additionally, this alternative would
increase the number of people residing in the area, further increasing the need for public services,
including schools and recreational facilities, in which the Project would not. An increase in the need for
utilities and service systems would also have a greater impact compared to the Project.
The Residential Development Alternative was eliminated from further analysis as it would not meet the
Project objectives of developing and operating an automobile sales facility. Further, the Residential Use
Alternative as discussed above would have greater environmental impacts compared to the Project.

7.4

Alternatives Considered

This section also addresses Alternatives Considered including a No Project Alternative, Reduced Project
Footprint Alternative, Alternative Site Location and Neighborhood Commercial Center Alternative. Each
major environmental issue area included in the impact analysis of this EIR has been given consideration
in the alternatives analysis as discussed below.

7.4.1

Alternative 1: No Project Alternative

The No Project Alternative assumes that the Project Site would not be developed and that the Project
Site would remain vacant, as in its present condition. 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. Analysis of the No Project Alternative and the impacts associated with this
alternative is provided below.
Environmental Analysis
Aesthetics
As discussed in Section 4.2 Aesthetics, 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.
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. Due to the
location of the Project Site, views of open space and designated visual open spaces areas are not visible
from the vacant Project Site. Buena Vista Creek is not identified as an aesthetic resource in the City’s
LCP. The vacant Site is not visible from a designated state scenic highway and does not contain any
scenic resources.
Under the No Project Alternative there would be no removal of existing vegetation, no grading or
earthwork would be performed, and there would be no development of structures or parking facilities.
Maintaining the Project Site in its existing condition under this alternative would result in no impact on
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scenic vistas or scenic resources. Visual character and quality impacts would be slightly reduced
compared to the Project as the existing condition of the disturbed lot and vegetation would remain and
no new structures would be developed. The site would not conform to the visual character of the
surrounding commercial and residential development.
The No Project Alternative would result in no light and glare impacts as the building and parking lot
lighting would not be developed. Overall, the No Project Alternative impacts to aesthetics would be less
than that of the Project.
Agriculture and Forestry Resources
A FMMP map was prepared for the Project and designates the project site as Urban and Built-Up Land.
No prime farmland, unique farmland, or farmland of statewide importance is located onsite.
Additionally, no forest land or timberland areas are located onsite and therefore no impacts to
agriculture or forestry resources would occur as a result of the Project.
Under the No Project Alternative the site designation as Urban Built-Up Land would remain and no
impacts to agriculture, forest land or timberland would occur. Impacts to agriculture and forestry
resources would be similar to that of the Project.
Air Quality
Short-term construction emissions associated with grading and construction activities as well as longterm operational emissions associated with operation of the CarMax facility would be avoided under the
No Project Alternative. Additionally, the project would remain under the CC zoning and land use
designation and therefore is anticipated in the local plan and SANDAG’s growth projections and would
not conflict with the SIP or RAAQS.
Construction and operation of the Project would result in less than significant impacts to air quality,
however, the No Project Alternative would avoid and construction and operation emissions entirely and
therefore no impact to air quality would occur under this alternative. Thus, the No Project Alternative
would avoid impacts to air quality and impacts would be less than the Project.
Biological Resources
The Project would result in potentially significant impacts to sensitive plant species and vegetation
communities, jurisdictional resources, sensitive plant species including 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 measures MM-BIO-1 through
MM-BIO-7 would reduce Project impacts to a level below significance.
The No Project Alternative would avoid all grading and construction of the Project and therefore, all
impacts to biological resources would be avoided. No mitigation would be required under the No Project
Alternative.
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 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
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designated as biological open space through the provision of a Conservation Easement and incorporated
into the City’s Hardline Preserve. 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. Under the No Project Alternative, no riparian buffer to Buena Vista Creek
or Conservation Easement would be provided and this area would not be designated into open space for
future restoration efforts. Additionally, the chain link fence and retaining wall at the southwestern
portion of the Project Site and the 6-foot chain link fence with black vinyl coating at the southeast
corner of the site would not be provided under the No Project Alternative, providing signage and
additional resource buffer protection and separation from the Buena Vista Creek.
Therefore, no impacts to biological resources would occur under the No Project Alternative, and impacts
would be reduced compared to the Project. However, this alternative would not realize the benefits of
the protections afforded to Buena Vista Creek through the Conservation Easement and other protective
measures included in the Project.
Cultural Resources
No historical resources were identified on the Project Site, nor have any cultural resources been
previously recorded within the Project Site area. No archaeological resources were identified during the
pedestrian archaeological surveys. However, given the Project Site’s close proximity to Buena Vista
Creek, there is potential for buried cultural resources within the alluvial deposits along the creek and the
Project would implement mitigation measures for the presence of archaeological and Native American
monitors during ground disturbing activities. The Project would result in potentially significant impacts
to human remains due to Project ground disturbing activities. The Project requires mitigation to reduce
potential impacts to human remains.
In absence of grading under the No Project Alternative there would be no potential for the discovery of
cultural resources or human remains. Any unknown buried cultural, archaeological or tribal resources,
including human remains would remain buried and preserved in place. Therefore, impacts to cultural
resources would be avoided under the No Project Alternative and would be less than the Project.
Energy
Short-term energy use associated with construction activities and long-term energy use associated with
operation of the Project would be avoided under the No Project Alternative. As discussed in Section 4.7
Energy, impacts to energy use would be less than significant. The No Project Alternative would avoid all
construction and operation activities and therefore, no energy use would occur under this alternative.
Thus, the No Project Alternative would avoid impacts related to energy and would have less of an
impact compared to the Project.
Geology and Soils
The CarMax Project would result in potentially significant impacts related to seismic ground shaking,
erosion, and expansive soils. The Project would also result in potentially significant impacts related to
paleontological resources. Impacts related to geology and soils would be mitigated to a level below
significance.
The No Project Alternative would not include development or include any ground-disturbing activities.
Therefore, the No Project Alternative would not expose people or structures to seismic ground shaking
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and would not include grading and excavation that could result in erosion, the discovery of
paleontological resources or the effects of expansive soils. Therefore, no impacts related to geology and
soils would occur and impacts would be less than that of the Project.
Greenhouse Gas Emissions
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 vehicle trips. The Project would
generate construction emissions at a yearly average of 18.52 MT CO2E over a 30-year period.
The Project would generate 308.36 MT CO2E each year during a typical operational year. The Project
would not exceed the City’s 900 MT CO2E screening threshold for projects that must assess projectinduced emissions against CAP-aligned thresholds of significance and therefore would be in compliance
with the City’s CAP. 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. Project
compliance with the City’s CAP would further ensure compliance with state GHG reduction goals and
policies as the CAP was developed to align with state efforts to reduce GHG emissions. The project
would have a less than significant impact related to GHG emissions.
The No Project Alternative would not generate construction or operational GHG emissions and there
would be no impact to GHG emissions. Therefore, impacts to GHG emissions would be less than that of
the Project.
The Project is consistent with all applicable plans, policies and regulations adopted for the purpose of
reducing GHG emissions at regional and state levels, and plan consistency impacts would be less than
significant. The No Project Alternative would result in no development, and therefore, would not result
in conflicts with applicable plans, policies and regulations related to GHG emissions and no impact
would occur. Impacts related to GHG emissions under the No Project Alternative would be avoided and
less than that of the Project.
Hazards and Hazardous Materials
The Project would comply with all applicable regulations for the handling of hazardous materials which
would ensure that the Project would not create a significant hazard to the public or environment
through the routine transport, use, or disposal of hazardous materials. The Project is not listed as a
hazardous materials site compiled pursuant to Government Code Section 65962.5. The Project is not
located within the Oceanside Municipal ALUCP nor would the Project interfere with an adopted
emergency response or evacuation plan. The Project would not expose people or structures to risk of
wildfires.
Under the No Project Alternative the Project Site would remain undeveloped and no risks associated
with the routine transport, use, or disposal of hazardous materials would occur as no development or
operation of facilities with such potentially hazardous materials would occur. The No Project Alternative
would not risk people or structures to any wildfire hazards as no people or structures would inhabit the
Project Site. Therefore, impacts would be avoided and less than that of the Project.
Hydrology and Water Quality
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During construction and operation of the Project, there is potential to violate a water quality standard or
waste discharge requirement. The Project also 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.
Under the No Project Alternative construction and operation of a CarMax Project would not occur and
would not violate a water quality standard or waste discharge requirement or result in exposed soils or
changes in runoff that could result in erosion or siltation. Leaving the Project Site in its existing condition
would allow for more water infiltration as there would not be any new impervious surfaces. Therefore,
impacts to hydrology and water quality under the No Project Alternative would not occur and would be
less than that of the Project.
Land Use and Planning
The Project does not include any features that would have the potential to physically divide an
established community. The Project has the potential to conflict with a land use plan, policy or
regulation including a local habitat conservation plan but would be mitigated to a level below
significance. No impact to a local land use plan, policy, or regulation would occur under the No Project
Alternative. The Project does not require any changes to the existing land use or zoning designation and
therefore, impacts would be the same under the No Project Alternative. Therefore, impacts related to
land use and planning would be less than that of the Project.
Mineral Resources
The Project Site is located within the Mineral Resource Zone-3 (MRZ-3), which indicates that there ae no
known mineral resources present on the Project Site. The Project would not result in impacts to known
mineral resources.
The Project Site in its existing condition under the No Project Alternative would remain in the MRZ-3 and
therefore would not impact mineral resources. Impacts to mineral resources would be similar to that of
the Project.
Noise
Noise associated with construction of the Project would be short-term and would vary hour-to-hour and
day-to -day, depending on the equipment in use, the operations performed, and the distance between
the source and receptor. The Project would not generate a substantial temporary increase in ambient
noise levels in excess of local standards during construction. Operational noise associated with the
CarMax Project would not generate substantial permanent increase in ambient noise levels in the
vicinity. Vibration impacts as a result of construction and operation of the Project were determined to
be less than significant. The Project was determined to have a less than significant noise impact.
Under the No Project Alternative, construction noise and noise associated with operation of a CarMax
Project would not occur. Existing noise associated with vehicle traffic along SR-78 would remain under
this alternative. Therefore, impacts related to noise and vibration would be avoided and less than that of
the Project.
Population and Housing
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The Project does not propose the development of housing, nor would the Project result in the
displacement of people or housing. The Project would not result in impacts to population and housing.
No development or housing would occur under the No Project Alternative, and therefore no impacts to
population and housing would occur. Impacts to population and housing would be similar to that of the
Project.
Public Services
The Project would not require any new or physically altered fire or emergency medical facilities, police
facilities, schools, parks or other public facilities and project impacts to public services and impacts
would be less than significant. Under the No Project Alternative, demand for public services would be
reduced as no development would occur. No impacts to public services would occur under the No
Project Alternative and therefore, impacts would be less than that of the Project.
Recreation
The CarMax Project does not propose a use that would increase the use of existing neighborhood and
regional parks or other recreational facilities in the area. Additionally, the Project does not propose
recreational facilities that would have an effect on the environment. The Project would be subject to all
required development fees, which would go towards funding of park and recreation facilities within the
City. The Project would not have a significant impact on recreation.
Under the No Project Alternative, no impacts to recreational facilities would occur. No development fees
for park and recreation funding would be required as no development would be proposed. Therefore,
impacts to recreation under the No Project alternative would be similar to that of the Project.
Transportation
Under the Project, additional traffic would be generated along local intersections and street segments
surrounding the Project Site. The Project would generate 475 ADT. The Project would not conflict with
any applicable policies of the Circulation Element including the Master Transportation Roadway Plan.
Prior to issuance of occupancy permits, the following roadway improvements would be constructed as
part of the Project:






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.
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Under the No Project Alternative existing traffic conditions would remain including street segments that
already operate at low performance conditions. Project improvements would improve traffic along Plaza
Drive along the Project frontage and Thunder Drive along the Project access points. No sidewalk
improvements or bicycle lanes would be constructed under this alternative, benefiting pedestrians and
bicyclists in the area, and providing access to the existing commercial areas. Existing traffic conditions
would remain and therefore no impact to transportation would occur under this alternative. No impact
would occur, and overall impacts under the No Project Alternative would be less than that of the
Project.
Tribal Cultural Resources
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. The
Rincon Band of Luiseño Indians is traditionally and culturally affiliated to the Project area and the
potential for the discovery of unknown tribal cultural resources exists. Potential impacts related to tribal
cultural resources would be reduced to below a level of significance after incorporation of mitigation
measures.
Under the No Project Alternative there would be no potential for the discovery of buried tribal cultural
resources as no grading would occur. Therefore, impacts related to historic tribal resources would be
avoided and would be less than that of the Project.
Utilities and Service Systems
The Project Site is located in a developed area surrounded by existing commercial and residential
developments. Water supply is currently provided by the City of Oceanside Water Utilities Department
who has indicated sufficient water supplies are available to serve the Project. The Project would include
off-site improvements for the installation of water infrastructure.
Wastewater would be provided by the City Wastewater Division of the Water Utilities Department.
Based on the available capacity of the system and treatment plant, along with the proposed onsite
improvements, the wastewater facilities and infrastructure serving the Project would be able to handle
the projected flow rates of the Project Site. Impacts associated with on- and off-site water and
wastewater improvements would be mitigated by Project mitigation measures and impacts would be
reduced to below a level of significance.
As part of the entitlement process, any off-site improvements to water and sewer systems that are
necessary to accommodate the proposed Project that are included as part of the Project, will be set
aside for the Project once approved. The City Water Utilities Department would have sufficient water
supplies available to serve the Project and reasonably foreseeable future development during normal,
dry, and multiple dry years. Additionally, 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.
Under the No Project Alternative, no on- or off-site water or wastewater improvements would be
required as no development would occur. Impacts related to water supplies and landfill capacity would
not occur. Therefore, impacts related to utilities and service systems under the No Project Alternative
would be avoided and less than that of the Project.
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Wildfire
The Project is located in a developed area and is not located in a very high fire hazard severity zone
within the Oceanside Local Responsibility Area as mapped by CAL FIRE, and the Project Site 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, Knox Box and an OPTICOM system on all gates in accordance
with OFD requirements. The Project would not impair an adopted emergency or evacuation plan,
expose occupants to wildfire or require installation of infrastructure that would exacerbate fire risk. The
Project would have a less than significant impact related to wildfire.
Under the No Project Alternative, the Project Site would remain in its existing condition and would not
develop a site that would expose people to wildfire risks. Therefore, impacts related to wildfire under
the No Project Alternative would be less than that of the Project.
Conclusion
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 potentially significant impacts;
however, none of the Project objectives would be achieved as a result. Additionally, 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, provision of the Conservation
Easement and fencing and signage for creek protection would not be realized under the No Project
Alternative.

7.4.2

Alternative 2: Reduced Project Footprint Alternative

Environmental Analysis
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 barrier between sensitive riparian areas of
the Buena Vista Creek and the proposed CarMax operations. Under the Reduced Project Footprint
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 environmental impacts associated with the Reduced Project Footprint
Alternative are further discussed below.
Aesthetics
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The Reduced Project Footprint Alternative would reduce the parking areas for vehicle display and
staging as well as customer and employee parking, thereby reducing the amount of change in the visual
character of the site by a slight amount. Development of the site would be slightly less intense as a
whole, although the building sizes would be unchanged. Less grading and disturbance would take place
thereby increasing the amount of vegetation to remain onsite. The site under this alternative would
conform to the developed characteristics of the surrounding area and would be consistent with the
character and quality of the surrounding environment. Fewer lighting fixtures would be required around
the site and within the associated parking areas. Overall, impacts to scenic resources, visual character,
and lighting would be less than significant and slightly reduced compared to the Project.
Agriculture and Forestry Resources
A FMMP map was prepared for the Project and designates the project site as Urban and Built-Up Land.
No prime farmland, unique farmland, or farmland of statewide importance is located onsite.
Additionally, no forest land or timberland areas are located onsite and therefore no impacts to
agriculture or forestry resources would occur as a result of the Project.
Similarly, no impacts to agriculture and forestry resources under the Reduced Project Footprint
Alternative would occur and impacts would remain the same as the Project.
Air Quality
The Reduced Project Footprint Alternative would result in short-term air quality impacts during
construction activities and long-term air quality impacts during operation of the CarMax Project.
However, a reduced Project footprint and development area would reduce the amount of grading and
short-term air quality impacts. The Project is expected to result in 475 ADT. A reduction in the Project
footprint area would generate fewer trips to the site and fewer emissions than would be generated by
the Project.
Under the Reduced Project Footprint Alternative, the Project would not conflict with implementation of
local and regional air quality plans, would not contribute to air quality violations, and would not expose
sensitive receptors to emissions or objectionable odors. Therefore, the Reduced Project Footprint
Alternative would have fewer construction and operational emissions and would have a less than
significant impact to air quality, which is less than that of the Project.
Biological Resources
Under this alternative it is assumed that an increased biological and planning buffer of a total of 150 feet
would be implemented. This increased buffer would provide a greater buffer between sensitive riparian
areas vegetation of the Buena Vista Creek and the CarMax Project. Under the Reduced Project Footprint
Alternative, the proposed sewer re-alignment would not be required and the project would utilize the
existing sewer mains in their existing locations. Therefore, temporary permanent direct impacts to
approximately 0.0008 acre (344 sf) of disturbed habitat within the 50-foot planning buffer would not
occur under this alternative.
The Reduced Project Alternative would still involve vegetation clearing, grading and other construction
activities that have the potential to impact sensitive biological resources. Implementation of mitigation
measures MM-BIO-1 through MM-BIO-7 would still be required under this alternative to further reduce
potential impacts related to sensitive plant species and vegetation communities, jurisdictional
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resources,sensitive plant species including Brodiaea species, fairy shrimp, coastal California gnatcatcher,
least Bell’s vireo, and sensitive bird species and other MBTA-covered species, and disturbed Diegan
coastal sage scrub. Under this alternative, it is assumed that the area containing the increased buffer
would enter into a Conservation Easement and incorporated in to the City’s Hardline Preserve. Under
the Reduced Project Alternative, impacts would be less than significant after mitigation, and would be
slightly reduced compared to the Project.
Cultural Resources
A reduced Project footprint would reduce the area of disturbance by grading and earthwork under this
alternative, further reducing impacts to unknown cultural resources. However, due to the close
proximity of the Project Site to Buena Vista Creek, potential for buried cultural resources, including
human remains, to be unearthed during Project construction would still be considered potentially
significant. Implementation of mitigation measures MM-CUL-1a through MM-CUL-1h and MM-CUL-2
would still be required under this alternative to further reduce potential impacts related to cultural
resources and human remains. Overall, impacts related to cultural resources under the Reduced Project
Footprint Alternative would be less than significant with mitigation and impacts would be slightly
reduced compared to the Project.
Energy
The Reduced Project Footprint Alternative would result in less short-term construction energy usage as
less grading would take place within the Project footprint. Long-term energy usage would be reduced as
vehicle trips to the Project Site would be less than that of the fully developed Site. Under this alternative
the Project would not conflict with or obstruct a state or local plan or policy for renewable energy or
energy efficiency. Therefore, the Reduced Project Footprint Alternative would have a less than
significant impact to energy, which is less than that of the Project.
Geology and Soils
Although the Reduced Project Footprint Alternative would reduce the intensity of development
compared to the Project, potential impacts related to geology and soils would remain. Compliance with
the Project Geotechnical Evaluation, permanent storm water BMPs, the CBC and City regulations would
be required to ensure that the Reduced Project Footprint Alternative would not expose people or
structures to seismic hazards, unstable soils or erosion. The requirements set forth in mitigation
measures MM-GEO-1, MM-HYDRO-1 through MM-HYDRO-3 would ensure impacts to geology and soils
are reduced to a level below significance.
Potentially significant impacts to paleontological resources as a result of Project grading and ground
disturbing activities would occur under this alternative. Implementation of mitigation measure MMGEO-3a and MM-GEO-3b which requires a qualified paleontologist to be present during grounddisturbing activities and compliance with a PRIMP would be required under the Reduced Project
Footprint Alternative. Impacts to geology and soils under this alternative would be less than significant
with mitigation, similar to the Project.
Greenhouse Gas Emissions
GHG emissions during Project construction would be reduced under the Reduced Project Footprint
Alternative as less grading would take place. As discussed previously, vehicle trips to the Project Site
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would be reduced further reducing GHG emissions as a result of this Project alternative. The size of the
sales and service buildings would remain and therefore, GHG emissions associated with building
operations would remain the same as the Project.
The Project would remain in compliance with local and regional policies and plans related to the
reduction of GHG emissions. Impacts related to GHG emissions under the Reduced Project Footprint
Alternative would be less than significant and less than that of the Project.
Hazards and Hazardous Materials
Under the Reduced Project Footprint Alternative construction activities would still involve the
transportation of potentially hazardous materials. However, with less grading and a smaller
development footprint, fewer hazardous materials such as gasoline, diesel fuel, oil, lubricants would be
required compared to the Project. Compliance with proper BMPs and all applicable laws, ordinances,
rules and regulations would ensure significant impacts related to hazardous materials would be less
than significant.
Operation of the Project under the Reduced Footprint Alternative would still include a service building,
carwash, and an aboveground fuel storage tank. Under this alternative fewer inventory vehicles would
be stored onsite and therefore less fuel would be required to fuel inventory vehicles. The Project would
still comply with the County DEH HMD requirements for plan checks, UPFP, preparation of a SPCC Plan,
and would be subject to all required inspections. Wastewater from the carwash would go through the
onsite oil water separator and the oil would be transported off-site to be treated by a certified waste
vendor.
The Project under the Reduced Project Footprint Alternative would not interfere with an adopted
emergency response or evacuation plan. The Project would continue to incorporate all required
setbacks and driveway and drive aisle widths in accordance with the fire department standards. Overall,
the Project would have a less than significant impact related to hazards and hazardous materials under
this alternative and impacts would be less than that of the Project.
Hydrology and Water Quality
Under the Reduced Project Footprint Alternative, Project construction would still require earth-moving
activities, exposing soils which would cause pollutant discharge and potentially degrade water quality.
However, less grading would occur and earth-moving activities and exposed soils would occur over a
smaller area compared to the Project. The Project would still require construction BMPs and preparation
of a SWPPP in order to reduce pollutant discharge during construction operations.
The Reduced Project Footprint Alternative would result in a reduction of impervious areas thereby
reducing sources of pollutants from urban runoff. This alternative would not alter existing drainage
patterns or increase net runoff after development. Under the Reduced Project Footprint Alternative, the
Project would still require implementation of mitigation measures MM-HYDRO-1 through MM-HYDRO-3
in order to further reduce impacts to water quality and erosion. Overall, impacts to hydrology and water
quality would be less than significant with mitigation and would be reduced compared to the Project.
Land Use and Planning
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The Project under the Reduced Project Footprint Alternative would not physically divide an established
community and adequate access for vehicles and pedestrians would be provided. The Project would
remain in compliance with the zoning and land use designation as CC and would not conflict with the
Zoning Ordinance or General Plan. Impacts related to Project compliance with the Subarea Plan of the
MHCP would be reduced by mitigation measures MM-BIO-1 through MM-BIO-7. The Project would have
a less than significant impact after mitigation to land use and planning under this alternative and
impacts would be similar to that of the Project.
Mineral Resources
The Project Site is located within the Mineral Resource Zone-3 (MRZ-3), which indicates that there ae no
known mineral resources present on the Project Site. The Project would not result in impacts to known
mineral resources. Under the Reduced Project Footprint Alternative the Project not result in impacts to
mineral resources. Impacts would be the same under the Reduced Project Footprint Alternative and the
Project.
Noise
Under this alternative the Project would have a reduced Project footprint, reducing the customer and
employee parking area as well as the area for vehicle display, staging and storage. The Project would
result in short-term construction noise during site preparation and grading which would include heavy
duty off-road equipment. With a reduced Project footprint grading and site preparation would occur
over a shorter amount of time thereby reducing the amount of noise produced during construction
operations. The Project would continue to comply with City ordinances related to hours of construction
and construction noise level requirements.
Operation of the CarMax Project under the Reduced Project Footprint Alternative would result in noise
produced from car carrier trucks, service building operations, carwash operations, Project-related traffic,
test drives and HVAC units. Under this alternative reduced vehicle storage areas would result in fewer
car carrier truck trips as fewer vehicles would be stored onsite compared to the Project. The Project
under this alternative would have proportionately less noise during operation of the CarMax facility and
the Project would continue to operate under the City noise standards. Noise impacts would be less than
significant under this alternative and would be less than the Project.
Population and Housing
The Project does not propose the development of housing, nor would the Project result in the
displacement of people or housing. No impacts to population and housing would occur under the
Reduced Project Footprint Alternative or the Project. No impact would occur under the proposed
Project or the Reduced Project Footprint Alternative.
Public Services
The Project would not require any new or physically altered fire or emergency medical facilities, police
facilities, schools, parks or other public facilities and project impacts to public services would be less
than significant.
Under the Reduced Project Footprint Alternative, demand for public services would be similar or slightly
reduced compared to the Project. The Project under this alternative would still be required to contribute
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to all required development impact fees in accordance with the City’s current requirements, which
would be allocated to offset for any increase in demand for such public services. Overall, impacts to
public services would be less than significant and slightly reduced under the Reduced Project Footprint
Alternative compared to the Project.
Recreation
The CarMax Project does not propose a use that would increase the use of existing neighborhood and
regional parks or other recreational facilities in the area. Additionally, the Project does not propose
recreational facilities that would have an effect on the environment. The Project would be subject to all
required development fees, which would go towards funding of park and recreation facilities within the
City. The Project would have a less than significant impact on recreation.
Similarly, under the Reduced Project Footprint Alternative the Project would not increase the use of
existing parks or recreational facilities and would be subject to all required development fees in
accordance with current City requirements. Therefore, a less than significant impact would occur and
impacts to recreation under this alternative would be similar to that of the Project.
Transportation
Under the Project, additional traffic would be generated along local intersections and street segments
surrounding the Project Site and would result in Project trip generation of 475 ADT. The Project would
provide roadway improvements as part of the Project including widening improvements along Plaza
Drive and Thunder Drive, a center two-way left turn lane on Plaza Drive, sidewalks along both sides of
Plaza Drive, and striping for bike lanes on both sides of Plaza Drive
Under the Reduced Project Footprint Alternative, the Project would result in slightly fewer vehicle trips
and fewer car carrier truck trips to the Project Site as a result of the reduced Project footprint. Impacts
related to VMT would be slightly reduced compared to the Project and impacts to VMT would remain
less than significant under this alternative. The Project under this alternative would still provide roadway
improvements as part of the Project further improving traffic along the surrounding roadways of the
Project Site. Overall impacts related to transportation would be less than significant and would be
slightly less than the Project.
Tribal Cultural Resources
A reduced Project footprint would reduce the area of disturbance by grading and earthwork under this
alternative, further reducing impacts to unknown tribal cultural resources. However, due to the close
proximity of the Project Site to Buena Vista Creek, potential for buried tribal cultural resources to be
unearthed during Project construction would still be considered potentially significant. Implementation
of mitigation measure MM-CUL-1a through MM-CUL-1h would still be required under this alternative to
further reduce potential impacts related to tribal cultural resources. Overall, impacts related to tribal
cultural resources under the Reduced Project Footprint Alternative would be less than significant with
mitigation and impacts would be reduced compared to the Project.
Utilities and Service Systems
Under the Reduced Project Footprint Alternative, the Project would still include off-site improvements
for the installation of water infrastructure along Plaza Drive. The onsite water infrastructure
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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. The off-site
improvements would be located within already disturbed/developed areas and would not result in
impacts to sensitive resources.
An increased planning and biological buffer of 150 feet would be provided and the Project would no
longer require the sewer realignment at the southern portion of the Project Site, thereby reducing
impacts to biological resources, cultural resources, geology and soils and tribal cultural resources.
Water and wastewater facilities within the City would continue to have available capacity under this
alternative and sufficient water supplies would be available to serve the Project and reasonably
foreseeable future development during normal, dry, and multiple dry years. Additionally, less waste
would be generated from the Project Site and therefore, the El Sobrante Landfill would continue to have
sufficient permitted capacity to serve the Project under this alternative.
Impacts related to utilities and service systems under the Reduced Project Footprint Alternative would
be less than significant and would be slightly reduced compared to the Project.
Wildfire
The Project Site is located in a developed area and 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 continue to provide all required setbacks, fire truck access, fire hydrants,
address numbers, sprinklers, Knox Box and an OPTICOM system on all gates in accordance with the OFD
requirements under the Reduced Project Footprint Alternative. The Project would not impair an
adopted emergency or evacuation plan, expose occupants to wildfire or require installation of
infrastructure that would exacerbate fire risk. The Project would have a less than significant impact
related to wildfire under this alternative, similar to that of the Project.
Conclusion
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.

7.4.3

Alternative 3: Alternative Site Location

CEQA Guidelines Section 15126.6(f)(2)(A) states that the key question and first step in the Alternative
Location analysis is whether any of the significant effects of the Project would be avoided or
substantially lessened by placing the Project in another location. Only locations that would avoid or
substantially lessen any of the significant effects of the Project need to be considered for inclusion in the
EIR.
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As analyzed in Chapter 4.0, the Project would result in potentially significant impacts to biological
resources, cultural resources, geology and soils, hydrology and water quality, land use and planning, and
tribal cultural resources. This section determines if an alternative site could be identified that would
reduce impacts to any of the environmental issue areas above. Alternative Project Site locations were
evaluated based on the following criteria:







Provides adequate developable area and does not reduce the net developable acres below the
minimum amount needed to build a CarMax facility.
Would not substantially increase the cost of Project construction.
Located on a major roadway with high travel volumes and that maximize the site’s visibility from
the vantages of surrounding roadways.
Be located in proximity to major retailers, a mall, and/or other car dealers to create a symbiotic
relationship between CarMax and other uses and customers are shared.
Availability of the site to the applicant (owned or which could reasonably be obtained, utilized,
expanded, or managed).
The extent that an alternative site would reduce impacts to biological resources, cultural
resources, geology and soils, hydrology and water quality, land use and planning, tribal cultural
resources and utilities and service systems, while not substantially increasing the cost of
constructing the Project and not substantially impacting additional environmental resources.

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.
Table 7.4-1
Alternative Site Locations Considered
Alternative Site Location
Sites Within Car Country
Carlsbad – South of
Cannon Road, Along Paseo
Del Norte
5475 Car Country Drive,
Carlsbad – Hoehn Motors
Mercedes Benz
6070 Avenida Encinas,
Carlsbad
Northeast Corner of
Jefferson Street and SR78, Oceanside
1302 Encinitas Boulevard,

Land Use

Acres

Meets Project Requirements?

Commercial – Retail

Various

No – Several sites within the Car Country Carlsbad
area were analyzed. Ultimately restrictions would not
be lifted which prohibited used car-only facilities
No – This site would relocate the existing Mercedes
dealership to a site adjacent to the existing Hoehn
Porsche dealership located at 6800 Avenida Encinas in
Carlsbad. However, the use was unable to be changed
to automobile sales.
No – The site was encumbered by a numerous leases
and would ultimately be costly to demolish.

Commercial – Retail

5.9 Acres

Industrial

8.6 Acres

Commercial – Vacant

5.5 Acres

No – The site is now under construction by Sharp
Healthcare.

Commercial – Retail

6.0 Acres

No – This site was deemed to be located too far south
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Alternative Site Location
Encinitas

Land Use

Acres

Meets Project Requirements?
for the intended market area.

Environmental Analysis
Aesthetics
The Alternative Site Location alternative would operate the CarMax Project at a location where there is
an existing car dealership with similar size and scale as a CarMax facility. Therefore, impacts related to
scenic vista or scenic resources at this location would not exist as a similar use is already existent. The
Project at the currently proposed location would change the existing character of the vacant site to one
that is developed, whereas one already exists at the alternative site location. Therefore, impacts under
the Alternative Site Location would be less than significant and would be reduced compared to the
Project.
Agriculture and Forestry Resources
The Project Site is designated as Urban and Built-Up Land by the FMMP map prepared for the Project
Site. Although the Project Site is vacant, no prime farmland, unique farmland, or farmland of statewide
importance is located onsite. Additionally, no forest land or timberland areas are located onsite and
therefore no impacts to agriculture or forestry resources would occur as a result of the Project.
Similarly, the alternative site location currently operates as a car dealership and therefore, is not likely
to contain any agricultural, forestry or timberland resources. No impacts to agriculture and forestry
resources under the Alternative Site Location alternative would occur and impacts would be the same
compared to the Project.
Air Quality
The Alternative Site Location alternative would result in short-term air quality impacts during
construction and demolition of the existing site and long-term air quality impacts during operation of
the CarMax facility. This alternative would not require grading activities as the site is already developed
however; demolition of existing buildings would be required in order for the site to conform to the
typical layout of a CarMax facility. Operational emissions under the Alternative Site Location alternative
would be slightly reduced as the alternative site location has a smaller land area and therefore smaller
buildings and fewer vehicles would be stored at this location. Fewer employees would be warranted and
fewer deliveries of vehicles would be made at this location due to the decrease in size compared to the
Project. Therefore, fewer vehicles trips to the site would occur at the alternative site location compared
to the proposed Project location.
Impacts to air quality as a result of the Project would remain as less than significant and impacts related
to air quality at the alternative site location would result in a reduction in air quality impacts compared
to the Project.
Biological Resources
Under the Alternative Site Location alternative, the CarMax Project would be constructed on a site with
an existing car dealership. No grading or vegetation clearing would take place under this alternative. The
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alternative site location would not be expected to contain any sensitive biological resources as it is fully
developed and operates as an existing car dealership.
The alternative site location contains undeveloped land to the southwest of the site and therefore may
be subject to avoidance and mitigation measures. However, impacts would be mitigated to a level below
significance and would be reduced compared to the Project.
Under this alternative, a Conservation Easement would not be established as part of the Project and
additional resource protection measures such as fencing and signage to deter unauthorized access to
the creek area would not be realized under the Alternative Site Location alternative.
Cultural Resources
The Project would result in potentially significant impacts to cultural resources as a result of disturbance
by grading and earthwork activities. The Project would require implementation of mitigation measure
MM-CUL-1a through MM-CUL-1h and MM-CUL-2 to reduce impacts to a level below significant.
The development of the CarMax facility at the alternative site location would not result in potential
impacts to buried cultural resources, including human remains because the site has already been graded
and developed as an existing car dealership. The Alternative Site Location alternative would not require
mitigation measures as a result. Impacts related to cultural resources under the Alternative Site Location
alternative would be less than significant and would be reduced compared to the Project.
Energy
The Alternative Site Location alternative would result in short-term energy impacts during construction
and demolition of the existing site and long-term energy impacts during operation of the CarMax facility.
This alternative would not require grading activities as the site is already developed however;
demolition of existing buildings would be required in order for the site to conform to the typical layout
of a CarMax facility.
The alternative site location is 6.0 acres which is smaller than the 10.54-acre Project Site. Due to the
difference in development area, it is anticipated that less energy would be required during construction
and operation of the CarMax facility under the Alternative Site Location alternative. A less than
significant impact to energy would occur as a result of the Project and impacts would be slightly reduced
under the Alternative Site Location alternative.
Geology and Soils
The Project would result in potentially significant impacts related to seismic hazards, unstable soils,
erosion and paleontological resources and would require mitigation measures in order to reduce
impacts to a level below significance.
Under the Alternative Site Location alternative, a geotechnical assessment would be required for any
proposed demolition and new construction and the development of the Project at this site would be
required to comply with all recommendations set forth in the geotechnical assessment. Therefore, the
Project under this alternative would have a potentially significant impact to geology and soils and
mitigation measures would be required.
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Impacts related to paleontological resources as a result of grading and ground disturbing activities
would not occur under this alternative as the site has been previously graded and developed. No
impacts related to paleontological resources would occur. Impacts related to geology and soils under
the Alternative Site Location alternative would be less than significant with mitigation but would be
reduced compared to the Project.
Greenhouse Gas Emissions
Under the Alternative Site Location alternative, the Project would result in construction GHG emissions
during demolition and building construction. However, alternative site location would be located on a
smaller parcel, resulting in a reduced development footprint. Therefore, construction GHG emissions
would be reduced compared to the Project. Operational emissions under the Alternative Site Location
alternative would be slightly reduced as smaller buildings and fewer vehicles would be stored at this
location. Fewer employees would be warranted and fewer deliveries of vehicles would be made at this
location due to the decrease in size compared to the Project. Therefore, fewer vehicles trips to the site
would occur at the alternative site location compared to the proposed Project location.
The alternative site location would remain in use as vehicle sales and is anticipated to be in compliance
with local and regional policies and plans related to the reduction of GHG emissions. However, the
Project at this location would be subject to the plans, policies and regulations provided by the City of
Encinitas. Project impacts related to GHG emissions would be less than significant and impacts would be
slightly reduced under the Alternative Site Location alternative.
Hazards and Hazardous Materials
Under the Alternative Site Location alternative construction activities would still involve the
transportation of potentially hazardous materials. However, with a small development footprint, fewer
hazardous materials such as gasoline, diesel fuel and oil lubricants would be required compared to the
Project. Compliance with proper BMPs and all applicable laws, ordinances, rules and regulations would
ensure significant impacts related to hazardous materials would be less than significant.
Operation of the Project at the alternative site location would still include a service building, carwash
and an aboveground fuel storage tank. Under this alternative fewer inventory vehicles would be stored
onsite and therefore less fuel would be required to fuel inventory vehicles. The Project would still
comply with the DEH HMD requirements to plan checks, UPFP, preparation of a SPCC Plan and would be
subject to all required inspections. An onsite oil water separator would still be located onsite to treat
wastewater from the carwash and the separated oil would be transported off-site to be treated by a
certified waste vendor.
The Project under the Alternative Site Location alternative would not interfere with an adopted
emergency response or evacuation plan as the use would be similar to the existing dealership onsite.
The Project would incorporate all required setbacks, driveway and drive aisle widths in accordance with
the City of Encinitas Fire Department. Overall, the Project would have a less than significant impact
related to hazards and hazardous materials under this alternative and impacts would be less than that of
the Project.
Hydrology and Water Quality
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Under the Alternative Site Location alternative, Project construction would not require earth-moving
activities such as grading, which would expose soils and cause pollutant discharge and potentially
degrade water quality. However, the Project would require construction BMPs in order to further
reduce the potential for storm water pollution during construction.
The Alternative Site Location alternative would result in less impervious area thereby reducing sources
of pollutants from urban runoff. This alternative would not alter existing drainage patters or increase net
runoff after development as the Project would result in drainage similarly to that of the existing car
dealership. Under the Alternative Site Location alternative, the Project would require mitigation
measures for implementation and maintenance of required storm water BMPs. Overall, impacts to
hydrology and water quality would be less than significant after mitigation and would be slightly
reduced compared to the Project.
Land Use and Planning
The Project under the Alternative Site Location alternative would not physically divide an established
community and adequate access for vehicles and pedestrians would be provided as the Project currently
operates as a car dealership. The Project would comply with the existing zoning designation as the use
of the site would not change. The alternative site location is not anticipated to contain sensitive
biological resources as it is a developed site, however, the Project under this alternative may be subject
to avoidance and mitigation measures and therefore no mitigation measures for biological resources
would be required. Impacts to land use and planning under this alternative would be less than
significant and reduced compared to the Project.
Mineral Resources
The Alternative Site Location alternative would locate the Project on a developed site that contains and
existing car dealership. Therefore, it is not likely that mineral resources would be present onsite.
Therefore, no impact to mineral resources would occur under the Project and the Alternative Site
Location alternative.
Noise
The Project under the Alternative Site location alternative would also be located in close proximity to
both residential and commercial uses. This alternative would not require grading activities as the site is
already developed however; demolition of existing buildings would be required in order for the site to
conform to the typical layout of a CarMax facility. With a reduced development area at the alternative
site location, building construction would occur over a shorter period of time thereby reducing the
amount of noise produced during construction operations. The Project would continue to comply with
all ordinances related to hours of construction and construction noise level requirements.
Operation of the Project at the alternative site location would still result in noise produced from car
carrier trucks, service building operations, carwash operations and HVAC units. Under this alternative
reduced vehicle storage areas would result in fewer car carrier truck trips as fewer vehicles would be
stored at this location. The Project under this alternative would have proportionately less noise during
operation of the CarMax facility and the Project would continue to operate under the required noise
standards. Noise impacts under the Alternative Site Location alternative would be less than significant
and would be slightly reduced compared to the Project.
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Population and Housing
The Project does not include the development of housing, nor would the Project result in the
displacement of people or housing onsite as the alternative site location does not include existing
housing. No impacts to population and housing would occur under the Alternative Site Location
alternative or the Project. No impact would occur as a result of the Project or as a result of the Project
under the Alternative Site Location alternative.
Public Services
The alternative site location currently operates as an existing car dealership and is served by existing
police, fire and emergency personnel and facilities, schools, parks and other public facilities. Therefore,
the need of new or physically altered facilities as a result of the Project under this alternative would not
occur. Under the Alternative Site Location alternative, demand for public services would be similar or
slightly reduced compared to the Project as the alternative site location would contain a smaller
development area. Overall, impacts to public services would be less than significant under this
alternative and would be slightly reduced compared to the Project.
Recreation
The Project does not propose a use that would increase the use of existing neighborhood and regional
parks or other recreational facilities in the area. The Project does not propose recreational facilities that
would have an effect on the environment. Similarly, the Project under the Alternative Site Location
alternative would not contain recreational facilities or increase the use of existing recreational facilities.
Therefore, no impact to recreation would occur under the Project or under the Alternative Site Location
alternative.
Transportation
Under the Alternative Site Location alternative, the Project would be developed on a site with an
existing car dealership. Trips generated by the Project at this location are anticipated to be similar to the
trips generated by the existing car dealership. Impacts related to VMT would be similar to that of the
Project as a similar number of trips would be generated from the site. It is assumed that the Project
would still be screened out of a VMT analysis. Therefore, impacts related to transportation would be less
than significant and the construction of roadway improvements is not anticipated under this alternative.
Impacts would be less than significant and less than that of the Project under the Alternative Site
Location Alternative.
Tribal Cultural Resources
The Project under the Alternative Site Location alternative would be located on a developed site with an
existing car dealership. The Project would not require grading and earthwork activities that would
uncover buried tribal cultural resources under this alternative. The alternative site location does not
contain a creek where the potential for buried tribal cultural resources could be unearthed. Therefore,
impacts to tribal cultural resources under the Alternative Site Location alternative would be less than
significant and would be reduced compared to the Project.
Utilities and Service Systems
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Off-site water infrastructure improvements would not be required under the Alternative Site Location
alternative as the Project would provide the same use as the existing car dealership and therefore
existing water facilities exist in the vicinity. Similarly, the sewer realignment would not be required
under this alternative as sewer services and facilities exist to serve the existing car dealership.
It is anticipated that the Project at the alternative site location would generate similar water,
wastewater and waste as the existing car dealership and therefore, sufficient capacity exists for the
Project at this location. Impacts related to utilities and service systems under the Alternative Site
Location alternative would be less than significant and would be reduced compared to the Project.
Wildfire
The Project would be located in a developed area under Alternative Site Location and would not be
located in an area that would have a very high fire hazard severity designation as it is surrounded by
development. The Project would continue to comply with all required setbacks, fire truck access, fire
hydrants, sprinklers, address numbers and Knox Box onsite in accordance with City of Encinitas Fire
Department requirements. The Project would not impair an adopted emergency or evacuation plan as
the Project would have the same use and intensity of development as the existing car dealership.
Therefore, the Project would have a less than significant impact related to wildfire under this
alternative, similar to that of the Project.
Conclusion
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.

7.4.4

Alternative
Alternative

4:

Neighborhood

Commercial

Center

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.
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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.
Environmental Analysis
Aesthetics
Under the Neighborhood Commercial Center Alternative the Project Site would operate as a
neighborhood shopping center similar to the Tri-City Crossroads shopping center located to the west of
the Project Site. The visual character of the site would change from a vacant site to one that is
comparable to the existing commercial uses. The site under this alternative would conform to the
developed characteristic of the surrounding area and would be consistent with the character and quality
of the surrounding environment. Increase in light and glare impacts from the development of a
neighborhood shopping center would occur similarly to that of the Project. Overall impacts to scenic
resources, visual character and lighting would be less than significant; however, due to the increase in
building square footage and mass of a neighborhood commercial center building, impacts to aesthetics
would be greater than the Project.
Agriculture and Forestry Resources
The development of a neighborhood commercial center on the Project Site would remain on a parcel
that is designated as Urban Built-Up Land by the FMMP map prepared for the Project Site. No farmland,
unique farmland, or farmland of statewide importance is located onsite. Additionally, no forest land or
timberland areas are located onsite. Therefore impacts to agriculture and forestry resources would not
occur as a result of this alternative.
Air Quality
The Neighborhood Commercial Center Alternative would result in short-term air quality impacts during
construction activities and long-term air quality impacts during operation of the neighborhood
commercial shopping center. Although this alternative would be developed with a similar development
footprint, the neighborhood commercial center would have a larger building footprint and would
operate as a more intense use compared to the Project. Therefore an increase in vehicle trips would
result in greater air quality emissions and larger building footprints would result in greater operational
emissions.
Under the Neighborhood Commercial Center Alternative, the Project would not conflict with
implementation of local and regional air quality plans as it would comply with the CC zoning designation.
The neighborhood commercial center would not expose sensitive receptors to emissions or
objectionable odors. Therefore, the Neighborhood Commercial Center Alternative would have a less
than significant air quality impact but would have a greater impact to air quality compared to the
Project.
Biological Resources
The Neighborhood Commercial Center Alternative would require grading, vegetation clearing, and
building construction similar to the Project, resulting in potentially significant impacts to sensitive
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biological resources. Therefore, implementation of mitigation measures MM-BIO-1 through MM-BIO-7
would still be required under this alternative.
Under this alternative it is assumed that the design features to include the 100-foot wetland riparian
buffer, which includes the required 50-foot biological buffer fromon the jurisdictional edge of the
riparian resources habitat as well as the requisite 50-foot planning buffer, would still be implemented.
Therefore, the area south of the development footprint under this alternative and the area within the
buffer would be designated as open space through the provision of a Conservation Easement and
incorporated into the City’s Hardline Preserve. Depending on the specific design of the neighborhood
commercial center, the proposed sewer re-alignment may not be required and the Project would utilize
the existing sewer mains in their existing locations. Therefore, temporary permanent direct impacts to
approximately 0.0008 acre (344 sf) of disturbed habitat within the planning buffer wouldcould not occur
under this alternative.
Overall, impacts to biological resources under the Neighborhood Commercial Center Alternative would
be less than significance with mitigation incorporated and would be similar to that of the Project.
Cultural Resources
Under the Neighborhood Commercial Center Alternative grading and ground disturbance would be
required to develop the site. These activities would still occur in close proximity to the Buena Vista Creek
resulting in potentially significant impacts to unknown cultural resources and human remains.
Implementation of mitigation measures MM-CUL-1a through MM-CUL-1h and MM-CUL-2 would be
required to reduce potential impacts to below a level of significance. Overall, impacts to cultural
resources under the Neighborhood Commercial Center Alternative would be less than significant with
mitigation incorporated and impacts would be similar to that of the Project.
Energy
The Neighborhood Commercial Center Alternative would result in short-term construction usage similar
to that of the Project. Long-term energy usage would be greater than that of the Project as a larger
commercial building would be developed and therefore would require a greater demand in energy for
electricity. Additionally, the neighborhood commercial center would be a more intense use compared to
the Project, resulting in greater trips to the site and further increase energy usage. The neighborhood
commercial center would generate approximately 6,600 ADT, which is 13 times more intense than the
Project. Energy associated with fuel usage and vehicle miles traveled from delivery trucks and customer
and employee trips would be greater under this alternative.
It is not anticipated that this alternative would result in wasteful, inefficient or unnecessary
consumption of energy resources or conflict with or obstruct with a state or local plan for renewable
energy, and therefore, the Neighborhood Commercial Center Alternative would result in a less than
significant impact to energy, however, impacts would be greater than that of the Project.
Geology and Soils
The development of a neighborhood commercial center would have a similar development footprint as
the Project, and therefore would result in potential impacts related to geology and soils. Compliance
with the Geotechnical Evaluation, storm water BMPs, the CBC and City regulations would be required to
ensure that the Neighborhood Commercial Center Alternative would not expose people or structures to
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seismic hazards, unstable soils or erosion. The requirements set forth in mitigation measures MM-GEO1, MM-HYDRO-1 through MM-HYDRO-3 would ensure impacts to geology and soils are reduced to a
level below significance.
Potentially significant impacts to paleontological resources as a result of Project grading and ground
disturbing activities would remain under this alternative. Implementation of mitigation measure MMGEO-3a and MM-GEO-3b would be required under this alternative. Impacts to geology and soils would
be less than significant after mitigation, with impacts similar to that of the Project.
Greenhouse Gas Emissions
The development of a neighborhood commercial center would result in similar short-term GHG
emissions associated with Project construction. Operation of the neighborhood commercial center
would result in greater GHG emissions as the building footprint would be greater than that of the
Project. Additionally, a more intensive use such as a neighborhood commercial center would result in an
increased number of trips to the site resulting in greater GHG emissions. The neighborhood commercial
center would generate approximately 6,600 ADT, which is 13 times more intense compared to the
Project, resulting in an increase in corresponding GHG emissions.
The Neighborhood Commercial Center Alternative would comply with the existing CC zoning and land
use designation and therefore would remain in compliance with local and regional policies and plans
related to the reduction of GHG emissions. Impacts related to GHG emissions under the Neighborhood
Commercial Center Alternative would be less than significant, but would be greater than that of the
Project.
Hazards and Hazardous Materials
The Neighborhood Commercial Center Alternative would still involve the transportation of potentially
hazardous materials during construction such as gasoline, diesel fuel, oil and lubricants. Compliance with
proper BMPs and all applicable laws, ordinances, rules and regulations would ensure significant impacts
related to hazards and hazardous materials would be less than significant.
Operation of the neighborhood commercial center would no longer include the aboveground fuel
storage tank and carwash. Depending on the specific uses within the neighborhood commercial center,
other potentially hazardous materials could be warranted onsite. However, compliance with all state
and local regulations would reduce impacts to a level below significance.
The neighborhood commercial center would be subject to all required setbacks, driveway and drive aisle
dimensions in accordance with OFD standards and would not interfere with an adopted emergency
response or evacuation plan. Overall, a less than significant impact related to hazards and hazardous
materials would occur under the Neighborhood Commercial Center Alternative and impacts would be
less than the Project.
Hydrology and Water Quality
Under the Neighborhood Commercial Center Alternative construction would require earth-moving
activities, exposing soils which would cause pollutant discharge and potentially degrade water quality.
The development of the neighborhood commercial center would require construction BMPs and
preparation of a SWPPP in order to reduce pollutant discharge during construction operations.
CarMax Auto Superstore

March 2021
Page 7.0-27

7.0 Alternatives

The Neighborhood Commercial Center Alternative would result in similar impervious areas resulting in
sources of pollutants from urban runoff. The development under this alternative would not alter existing
drainage patters or increase net runoff after development. The Neighborhood Commercial Center
Alternative would still require implementation of mitigation measures MM-HYDRO-1 through MMHYDRO-3 in order to further reduce impacts to water quality and erosion. Overall, impacts to hydrology
and water quality would be less than significant after mitigation and would be similar to that of the
Project.
Land Use and Planning
The development of a neighborhood commercial center on the Project Site would not divide an
established community and adequate access for vehicles and pedestrians would be ensured. The
neighborhood commercial center would comply with all requirements in the CC zone and would not
conflict with the Zoning Ordinance or General Plan. Impacts related to Project compliance with the
Subarea Plan of the MHCPbiological resources would be reduced by mitigation measures MM-BIO-1
through MM-BIO-7 and the Project would comply with the Subarea Plan and MHCP. The Neighborhood
Commercial Center Alternative would have a less than significant impact to land use and planning after
mitigation and impacts would be similar to that of the Project.
Mineral Resources
The Project Site is located within the MRZ-3, which indicates that there are no known mineral resources
present on the Project Site. Therefore development of the neighborhood commercial center would not
result in impacts to known mineral resources. No impact would occur under the Neighborhood
Commercial Center Alternative, similar to that of the Project.
Noise
Under this alternative, the development of the neighborhood commercial center would result in similar
short-term construction noise relating to grading and building construction. Construction would
continue to comply with City ordinances related to hours of construction and construction noise level
requirements.
Operation of the neighborhood commercial center would result in a larger building footprint and
approximately 6,600 ADT, which is 13 times more intense compared to the Project, resulting in an
increase in noise corresponding to the increase in vehicular trips. Development under the Neighborhood
Commercial Center Alternative would be required to operate under the City noise standards. Noise
impacts would be less than significant under the Neighborhood Commercial Center Alternative, but
would be greater than that of the Project.
Population and Housing
The Neighborhood Commercial Center Alternative would not include the development of housing, nor
would it result in the displacement of people or housing. Therefore, no impacts to population or housing
would occur under this alternative, similar to that of the Project.
Public Services
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The development of a neighborhood commercial center would not require new or physically altered fire
or emergency medical facilities, police facilities, schools, parks or other public facilities. The
Neighborhood Commercial Center Alternative would result in a greater number of people visiting the
Project Site compared to the Project however; the demand for public services would not require new
facilities. The development of the neighborhood commercial center would be required to contribute to
all required development impact fees in accordance with the City’s current requirements, which would
be allocated to offset for any increase in demand for such public services. Overall, impacts to public
services would be slightly greater compared to the Project, but impacts would remain less than
significant.
Recreation
The Neighborhood Commercial Center Alternative would not include recreational facilities that would
have an effect on the environmental and would not increase the use of existing neighborhood and
regional parks or other recreational facilities in the area. The development of the neighborhood
commercial center would be subject to all required development fees in accordance with the City’s
current requirements. The Neighborhood Commercial Center Alterative would have a less than
significant impact to recreation, similar to that of the Project.
Transportation
The Neighborhood Commercial Center Alternative would be anticipated to generate an increase in ADT
compared to the Project, due the nature of the use compared to the use as a CarMax facility. The
neighborhood commercial center would generate approximately 6,600 ADT, which is 13 more intense
compared to the Project which would generate 475 ADT.
Under this alternative the construction of roadway improvements along Plaza Drive and Thunder Drive
would be required and it is assumed that additional roadway improvements would be required along
surrounding roadways as a result of increased traffic compared to the Project. The neighborhood
commercial center under this alternative would also be subject to a VMT analysis as it is expected to
generate greater than 1,000 ADT. Mitigation measures may be warranted as a result. Therefore, impacts
related to transportation under the Neighborhood Commercial Center Alternative would be potentially
significant and would require mitigation and would be greater than that of the Project.
Tribal Cultural Resources
The development of a neighborhood commercial center on the Project Site would include grading and
ground disturbing activities in close proximity to Buena Vista Creek therefore resulting in the potential
for buried tribal cultural resources. The Project Site is located within the culturally-affiliated territory of
the Rincon Band of Luiseño Indians and therefore the discovery of unknown tribal cultural resources
during grading activities would result in a significant impact. The Neighborhood Commercial Center
Alternative would be required to implement mitigation measures MM-CUL-1a through MM-CUL-1h in
order to reduce potential impacts to tribal cultural resources to a level below significance. Impacts
would be less than significant after mitigation, similar to that of the Project.
Utilities and Service Systems
Under the Neighborhood Commercial Center Alternative, the Project would still include off-site
improvements for the installation of water infrastructure along Plaza Drive. The onsite water
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infrastructure improvements are considered within the Alternative Project footprint. The off-site
improvements would be located within already disturbed/developed areas and would not result in
impacts to sensitive resources, similar to the Project.
The development of a neighborhood commercial center would be anticipated to generate a greater
demand for water and wastewater facilities compared to the Project due to the larger building footprint.
However, because the neighborhood commercial development would be located on the Project Site
which is zoned as CC, it is anticipated that available wastewater capacity and sufficient water supplies
would be available to serve the Project Site under this alternative. Water and wastewater demand
assumptions for the Project Site in the SMP and UWMP would have been based on a commercial land
use, since that was the land use designation at the time the SMP and UWMP were prepared. Therefore,
water and wastewater demand under this alternative would have been assumed in the City planning
documents for water and sewer.
Similarly, the neighborhood commercial center would be expected to generate more waste compared to
the Project however, the El Sobrante Landfill is expected to have sufficient permitted capacity to serve
the Project Site under this alternative.
Impacts related to utilities and service systems under the Neighborhood Commercial Center Alternative
would be less than significant but would be slightly greater than the Project.
Wildfire
The Neighborhood Commercial Center Alternative would remain on the Project Site which is not located
in a very high fire hazard severity zone and is not located within a SRA under CAL FIRE. The development
of the neighborhood commercial center would be required to comply with all required setbacks, fire
truck access, fire hydrants, address numbers, sprinklers, Knox Box and OPTICOM system in accordance
with OFD requirements. The neighborhood commercial center would not impair an adopted emergency
or evacuation plan, expose occupants to wildfire or require installation of infrastructure that would
exacerbate fire risk. Therefore, the Neighborhood Commercial Center Alternative would have a less than
significant impact to Wildfire and impacts would be similar to that of the Project.
Conclusion
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 to offset
VMT increases 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.

7.5

Summary of Alternatives Impacts
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Table 7.5-1 below provides a summary of the effects of each alternative for each of the environmental
impact areas addressed above.
Table 7.5-1
Comparison of Project and Alternatives Impacts
Alternative 1: No
Project
Alternative

Environmental
Issue Area

Project Impact

Aesthetics

Less Than
Significant

No Impact

Agriculture and
Forestry
Resources

No Impact

No Impact

Air Quality

Less Than
Significant

No Impact

Less Than
Significant with
Mitigation
Incorporated

No Impact
(No creek
protection
measures or
Conservation
Easement would
be
establishedoccur)

Biological
Resources

Cultural
Resources

Less Than
Significant with
Mitigation
Incorporated

No Impact

Energy

Less Than
Significant

No Impact

Geology and
Soils

Less Than
Significant with
Mitigation
Incorporated

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

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)
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Alternative 1: No
Project
Alternative

Environmental
Issue Area

Project Impact

Greenhouse Gas
Emissions

Less Than
Significant

No Impact

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

Less Than
Significant

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

Transportation
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Alternative 2:
Reduced Project
Alternative

Alternative 3:
Alternative Site
Location

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 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)

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
Project)

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)
Less Than
Significant
(Less Impact than
Project)

Alternative 4:
Neighborhood
Commercial Center
Alternative
Less Than
Significant
(Greater Impact
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)
Potentially
Significant Impact
(Greater Impact
than Project)
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Alternative 1: No
Project
Alternative

Environmental
Issue Area

Project Impact

Tribal Cultural
Resources

Less Than
Significant with
Mitigation
Incorporated

Utilities and
Service Systems

Less Than
Significant

No Impact

Wildfire

Less Than
Significant

No Impact

Meets the
Project
Objectives?

Yes

No

7.6

No Impact

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

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

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

Partially

Partially

No

Alternative 2:
Reduced Project
Alternative

Alternative 3:
Alternative Site
Location
Less Than
Significant
(Less Impact than
Project)

Environmentally Superior Alternative

The Environmentally Superior Alternative is generally defined as the alternative which would result in
the least adverse environmental impacts on the Project Site and the surrounding area. The No Project
Alternative would be the Environmentally Superior Alternative as it would avoid impacts associated with
all environmental issue areas. However, this alternative would not meet any of the Project objectives. In
accordance with CEQA Guidelines Section 15126.6(e)(2), if the Environmentally Superior Alternative is
the No Project Alternative, the EIR shall also identify an Environmentally Superior Alternative among the
other alternatives.
The Alternative Site Location alternative would be the Environmentally Superior Alternative due to its
ability to reduce the severity of impacts to biological resources, cultural resources, land use and
planning, and tribal cultural resources which were found to be potentially significant unless mitigated
under the Project. The Alternative Site Location alternative would have reduced impacts to aesthetics,
air quality, energy, GHG emissions, hazards and hazardous materials, noise, public services,
transportation and utilities and service systems. Reduced impacts are generally due to the fact that the
alternative site location has already been developed with an existing car dealership and therefore,
impacts associated with grading have been reduced. The alternative site location would also be located
on a smaller parcel and the Project would have a smaller development footprint, further reducing
impacts compared to the Project. All other impacts would be less than significant or no impact, similar
to that of the Project.
The Alternative Site Location alternative would not entirely meet the Project objectives. This alternative
would only partially meet the objective of constructing and operating a retail commercial facility
providing local residences with convenient access to an automobile sales center with related services.
The Alternative Site Location alternative would only partially meet the objective of developing a
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thoughtfully designed and visually appealing automobile sale facility, as the development footprint
would be reduced compared to the originally-designed Project. Lastly, the Alternative Site Location
alternative would meet the objective of positively impacting the local economy by creating employment
opportunities and generating tax revenue, however, would not meet this object to the fullest extent.
Implementation of the Project at an alternative site location would not achieve the Project objectives to
the same degree as the Project would due to the reduction in the site area, reducing vehicle storage and
display areas resulting in a decrease in commercial activity. Lastly, Tthe alternative site location was
considered to be located too far south of the intended market area.
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LIST OF PREPARERS AND AGENCIES CONSULTED

City of Oceanside
Richard Greenbauer, Principal Planner

REC Consultants, Inc.
Hedy Levine, Director of Environmental Division
Sophia Habl Mitchell, Senior Environmental Project Manager
Rayna Del Rosario, Environmental Analyst
Mauro Guevara, Environmental Analyst/ GIS Specialist
Danielle Ornelas, Environmental Analyst
Raab Rydeen, PE, Director of Engineering
Alan Ream, Director of Survey Division
Angie Ortiz, PE, Senior Project Engineer
Jacob Watson, Project Engineer

ASM Affiliates
Stephen Harvey, Senior Archaeologist

Busby Biological Services, Inc.
Darin Busby, Principal Biologist
Melissa Busby, Managing Principal

EEI Engineering Solutions
Mohammad Joolazadeh, GE, Senior Geotechnical Engineer
Craig Chase, CEG, Senior Project Geologist
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EnviroApplications, Inc.
Frederic Allee, Chemical/Environmental Engineer
Craig Smith, PG, Principal Geologist
Megan E. Hill, Project Environmental Scientist

Ldn Consulting, Inc.
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LOS Engineering, Inc.
Justin Rasas, PE, Principal

CarMax Auto Superstore

March 2021
Page 8.0-2

9.0 References

CHAPTER 9.0

REFERENCES

Airport Land Use Commission San Diego County. 2010. Oceanside Municipal Airport Land Use
Compatibility Plan.
Armijo, F. 2020. Email from F. Armijo (City of Oceanside Fire Department) to R. Del Rosario (REC
Consultants, Inc.). March 19, 2020.
ASM Affiliates. August 9, 2019. Archaeological Survey Report for the CarMax Project, Oceanside,
California.
Beier, P. and S. Loe. 1992. A checklist for evaluating impacts to wildlife movement corridors. Wildl. Soc.
Bull. 20: 434-440..
Busby Biological Services. August 8, 2019. Biological Constraints for the Proposed CarMax Auto
Superstore.
Busby Biological Services. September 29, 2020. Biological Technical Report Proposed CarMax Auto
Superstore Project, City of Oceanside, San Diego County, California.
Busby Biological Services. September 27, 2019. Jurisdictional Delineation Report.
California Air Resources Board (CARB). 2020. California Greenhouse Gas Emissions Inventory: 2000-2017.
California Air Resources Board (CARB). October 2018. 2018 Updates to the California State
Implementation Plan.
California Department of Conservation (CDC). 2020. California Geologic Survey Information Warehouse:
Regulatory Maps. Accessed July 31, 2020.
California Department of Conservation (CDC). 2004. Farmland Mapping and Monitoring Program Tool.
California Department of Conservation (CDC). 1996. Update of Mineral Land Classification: Aggregate
Materials in the Western San Diego County Production-Consumption Region.
California Department of Forestry and Fire Resources. 2007. Fire Hazard Severity Zones in SRA; San
Diego County.
California Department of Forestry and Fire Resources. 2009. Very High Fire Hazard Severity Zones in LRA
as Recommended by CAL FIRE.

CarMax Auto Superstore

March 2021
Page 9.0-1

9.0 References

California Energy Commission (CEC). 2018a. “Electricity Consumption by Entity.” Energy Consumption
Data Management System. Accessed November 2019.
http://ecdms.energy.ca.gov/elecbyutil.aspx.
California Energy Commission (CEC). 2018c. “Electricity Consumption by County”. Energy Consumption.
Data Management System. Accessed November 2019.
http://ecdms.energy.ca.gov/elecbycounty.aspx.
California Energy Commission (CEC). 2019d. “Gas Consumption by County”. Energy Consumption Data
Management System. Accessed October 2020. http://ecdms.energy.ca.gov/gasbycounty.aspx.
California Energy Commission (CEC). 2018b. “Gas Consumption by Entity”. Energy Consumption Data
Management System. Accessed November 2019. http://ecdms.energy.ca.gov/gasbyutil.aspx.
California Energy Commission (CEC). November 2017. Transportation Energy Demand Forecast, 20182030.
California Governor’s Office of Planning and Research (OPR). 2018. A Summary of Key Findings from
California’s Fourth Climate Change Assessment.
California Public Utilities Commission (CPUC). 2019. California Renewables Portfolio Standard Annual
Report, November 2019.
Caltrans. March 2017. “List of eligible and officially designated State Scenic Highways”. Accessed
November 2019.
CalRecycle, 2020. “Estimated Solid Waste Generation Rates”. Accessed February 2020.
https://www2.calrecycle.ca.gov/WasteCharacterization/General/Rates.
CalRecycle. 2018. “SWIS Facility Detail; El Sobrante Landfill (33-AA-0217)”. Solid Waste Information
System. Accessed February 2020. https://www2.calrecycle.ca.gov/swfacilities/Directory/33-AA0217.
City of Carlsbad. July 2020. Planning Pending Applications. Accessed August 21, 2020.
https://cityadmin.carlsbadca.gov/civicax/filebank/blobdload.aspx?BlobID=45568.
City of Oceanside. 2016. City of Oceanside Emergency Operations Plan.
City of Oceanside. 2002. City of Oceanside General Plan.
City of Oceanside. July 9, 2019. City of Oceanside Impact Fees for New Development.

CarMax Auto Superstore

March 2021
Page 9.0-2

9.0 References

City of Oceanside. 2016. City of Oceanside San Luis Rey Water Reclamation Facility and La Salina
Wastewater Treatment Plant Biosolids Annual Report.
City of Oceanside. 2019. Oceanside Climate Action Plan.
City of Oceanside. 2010. Oceanside Subarea Plan.
City of Oceanside. 2019. Parks and Recreation Master Plan.
City of Oceanside 2020. Planning Projects Map Viewer. Accessed August 21, 2020.
https://oceanside.maps.arcgis.com/apps/webappviewer/index.html?id=77db3575bf5b49f290fc
050cb46cfae2.
City of Oceanside. June 2016. Urban Water Management Plan.
City of Oceanside Water Utilities Department. August 2017. Water, Sewer, and Reclaimed Water Design
& Construction Manual.
City of Oceanside Water Utilities Department. October 7, 2020. Water and Sewer Will Serve Letter
Request.
City of Oceanside and Zero Waste Associates. 2012. Zero Waste Strategic Resource Management Plan
for the City of Oceanside, California.
City of Vista. 2020. City of Vista Planning Projects Pipeline. Accessed August 21, 2020.
https://gis.cityofvista.com/PlanningProjects/#:~:text=The%20Planning%20Division%20is%20task
ed,policies%2C%20and%20state%20law%20requirements.
County of San Diego. 2007. Guidelines for Determining Significance and Report Format and Content
Requirements.
County of San Diego. 2017. Multi-Jurisdictional Hazard Mitigation Plan.
County of San Diego. September 2018. Operational Area Emergency Operations Plan.
EEI Engineering Solutions. September 6, 2019. Geotechnical Evaluation.
EnviroApplications, Inc. September 11, 2019. Phase I Environmental Site Assessment for Proposed
Oceanside CarMax Facility.
EnviroApplications, Inc. November 6, 2019. Summary of Berm Soil Sampling.

CarMax Auto Superstore

March 2021
Page 9.0-3

9.0 References

Federal Emergency Management Agency (FEMA). 1999. Federal Response Plan.
Intergovernmental Panel on Climate Change (IPCC). 2014. Climate Change 2014 Synthesis Report
Summary for Policymakers.
International Conference of Building Officials. May 1, 1994. Uniform Building Code, Volume 2.
John A. Volpe National Transportation Systems Center. September 2018. Federal Transit Administration
Transit Noise and Vibration Impact Assessment Manual.
Keeley, J.E. and C.J. Fotheringham. 2003. Impact of past, present, and future fire regimes on North
American Mediterranean shrublands. In: T.T. Veblen, W.L. Baker, G. Montenegro, and T.W.
Swetnam (eds). Fire and Climatic Change in Temperate Ecosystems of the Western Americans.
2003.
Ldn Consulting, Inc. October 1, 2020. Air Quality Assessment CarMax Auto Store City of Oceanside, CA.
Ldn Consulting, Inc. October 1, 2020. CarMax Auto Store Development Greenhouse Gas Screening Letter
– City of Oceanside.
Ldn Consulting, Inc. March 25, 2020. Noise Study CarMax Auto Store City of Oceanside, CA.
LOS Engineering, Inc. December 4, 2020. CarMax Auto Dealership (D19-00021) 4000 Block of Plaza Drive
City of Oceanside, October 1, 2020, Local Transportation Study.
LOS Engineering, Inc. October 1, 2020. CarMax Auto Dealership (D19-00021) 4000 Block of Plaza Drive
City of Oceanside, December 4, 2020, Vehicle Miles Traveled Analysis.
NorCal Engineering. July 16, 2007. Geotechnical Engineering Investigation – Proposed Retail/Residential
Development, Southwest Corner of Plaza Drive and Thunder Drive, Oceanside, California.
Oceanside Fire Department, 2015. Oceanside Fire Department 2015 Annual Report.
REC Consultants, Inc. March 2020. Cortese List Verification.
REC Consultants, Inc. December 16, 2019. Drainage Study for CarMax Oceanside.
REC Consultants, Inc. February 28, 2020. Priority Development Project Storm Water Quality
Management Plan for CarMax Oceanside.
REC Consultants, Inc. December 17, 2019. Technical Memorandum: SWMM Modeling for
Hydromodiciation Compliance of: CarMax Oceanside.

CarMax Auto Superstore

March 2021
Page 9.0-4

9.0 References

San Diego Association of Governments (SANDAG). 2002. (Not So) Brief Guide of Vehicular Traffic
Generation Rates for the San Diego Region. April 2002.
San Diego Association of Governments (SANDAG). 2004. Regional Comprehensive Plan for the San Diego
Region.
San Diego Association of Governments (SANDAG). 2015. San Diego Forward: The Regional Plan.
San Diego Association of Governments (SANDAG). 2013. Series 13: 2050 Regional Growth Forecast.
San Diego Air Pollution Control District (SDAPCD). 2018. Annual Air Quality Monitoring Network Plan
2018.
San Diego Air Pollution Control District (SDAPCD). 2016. Rule 20.2: New source Review (NSR) – NonMajor Stationary Sources.
San Diego Air Pollution Control District (SDAPCD). 2019. Rule 1200: Toxic Air Contaminants – New
Source Review.
TriData Division, Inc. April 2012. City of Oceanside, CA Fire Service and Resource Deployment Analysis.
U.S. Census Bureau. 2018. Quickfacts, Oceanside City, California.
U.S. Census Bureau. 2018. Quickfacts, San Diego County, California.
U.S. Energy Information Administration (EIA). 2018. California – State Energy Profile Analysis
U.S. Environmental Protection Agency. April 23, 2020. Inventory of U.S. Greenhouse Gas Emissions and
Sinks: 1990 to 2018. Accessed August 10, 2020.
U.S. Fish and Wildlife Service. October 2019. National Wetlands Inventory Mapper.
U.S. Department of Agriculture. October 2019. Web Soil Survey.
WLC Architects, Inc. January 2018. Long Range Facility Master Plan: Carlsbad Unified School District
2018.
Western Regional Climate Center (WRCC). 2020. “Historical Climate Information”. Accessed February
2020. https://wrcc.dri.edu/

CarMax Auto Superstore

March 2021
Page 9.0-5

10.0 Mitigation Monitoring and Reporting Program

CHAPTER 10.0 MITIGATION MONITORING AND REPORTING
PROGRAM

CarMax Auto Superstore

March 2021
Page 10.0-1

10.0 Mitigation Monitoring and Reporting Program

MITIGATION MONITORING AND REPORTING PROGRAM (MMRP)
FOR THE CARMAX AUTO SUPERSTORE PROJECT (CUP19-00029, D19-00021, V20-00005)

Mitigation Measure

Monitoring
Timing/
Frequency

Biological Resources
MMPre-Construction Measures
Prior to
BIO-1
Construction
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 Project.

Action
Indicating
Compliance
Attendance to
PreConstruction
Meeting,
Review of
Awareness
Training
Documents

Monitoring
Agency

Verification
of
Compliance

City of
Oceanside
Planning
Department

Resource Delineation & 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
resources and verify compliance with any other Project mitigation measures. This preconstruction phase will include flagging sensitive resources 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 shall 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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Monitoring
Timing/
Frequency

Action
Indicating
Compliance

During
Construction

Review of
Construction
Monitoring
Documents
and Reports

City of
Oceanside
Planning
Department

After
Upon completion of Project construction, a post-construction report that summarizes Construction
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.

Review of
Construction
Monitoring
Documents
and Reports

City of
Oceanside
Planning
Department

Mitigation Measure

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.

Monitoring
Agency

Verification
of
Compliance

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
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MMBIO-2

Monitoring
Mitigation Measure
Timing/
Frequency
Prior to construction of the Project, focused sensitive plant species surveys within the
Prior to
Project survey area shall include general rare plant surveys in addition to focused Construction
Brodiaea species surveys by a qualified biologist. Two (2) rare plant surveys shall be
conducted, including one (1) in early Spring2021 and one (1) in late Spring/early
Summer 2021 prior to Project construction to document any sensitive plant species
that occur within the Project survey area. Six (6) focused Brodiaea species surveys shall
be conducted in Spring 2021 prior to construction with the timing based on the
emergence of the species documented during reference site checks.

Action
Indicating
Compliance
Review of PreConstruction
Focused Plant
Species Survey
Report

Monitoring
Agency

Verification
of
Compliance

City of
Oceanside
Planning
Department

If no sensitive plant species are documented within the Project survey area during
focused surveys, no additional avoidance, minimization, 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,
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.

MMBIO-3

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.
If construction has not been initiated prior to the first rain event of the 2022/2023
Prior to
rainy season, additional pre-construction surveys shall be conducted to update the Construction
status of 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.
CarMax Auto Superstore
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Mitigation Measure

MMBIO-4

Monitoring
Timing/
Frequency

Fairy shrimp species are not expected to occur within the Project survey area;
however, if 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.
Pre-construction surveys shall be conducted in Spring/Summer 2021 prior to the
Prior to
anticipated November 2021 construction start date to update the status of coastal Construction
California gnatcatcher in the Project survey area. Focused coastal California
gnatcatcher surveys shall be conducted by a qualified biologist in accordance with
current USFWS survey guidelines.

Action
Indicating
Compliance

Review of PreConstruction
California
Coastal
Gnatcatcher
Survey Report

Monitoring
Agency

Verification
of
Compliance

City of
Oceanside
Planning
Department

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 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
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Mitigation Measure

Monitoring
Timing/
Frequency

Action
Indicating
Compliance

Monitoring
Agency

Review of PreConstruction
Least Bell’s

City of
Oceanside
Planning

Verification
of
Compliance

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).



MMBIO-5

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.
Pre-construction surveys shall be conducted in Spring/Summer 2021 prior to the
Prior to
anticipated November 2021 construction start date to update the status of least Bell’s Construction
vireo in the Project survey area. Focused least Bell’s vireo surveys shall be conducted
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Mitigation Measure
by a qualified biologist in accordance with current USFWS survey guidelines.

Monitoring
Timing/
Frequency

Action
Indicating
Compliance
Vireo Survey
Report

Monitoring
Agency

Verification
of
Compliance

Department

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:


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
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Mitigation Measure

Monitoring
Timing/
Frequency

Action
Indicating
Compliance

Monitoring
Agency

Verification
of
Compliance

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).


MMBIO-6

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.
During construction, all vegetation clearing shall occur outside of the breeding season
During
(February 1 to September 15) to avoid impacts to sensitive avian species (e.g., any Vegetation
species identified as a listed, candidate, sensitive, or special status species; any species
Clearing
covered by the MBTA). If vegetation clearing must occur during the breeding season, a
Stage of
qualified biological monitor will conduct a pre-construction survey to determine the Construction
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 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
CarMax Auto Superstore
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Mitigation Measure

MMBIO-7

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 and
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.
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,
PAMA, or other agency-approved mitigation bank with coastal California gnatcatcheroccupied 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 agency-approved mitigation bank.

Preference is for the mitigation to occur within the City of Oceanside; 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 gnatcatcheroccupied 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 of Oceanside.
Cultural Resources
MMPrior to issuance of a Grading Permit, the Applicant/Owner shall enter into a preCUL-1a excavation agreement, otherwise known as a Tribal Cultural Resources Treatment and
Tribal Monitoring Agreement with the “Traditionally and Culturally Affiliated (TCA)
Native American Monitor associated with a TCA Luiseño Tribe”. A copy of the
agreement shall be included in the Grading Plan Submittals for the Grading Permit. The
purpose of this agreement shall be to formalize protocols and procedures between the
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,
CarMax Auto Superstore
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Frequency

Action
Indicating
Compliance

Prior to
Issuance of
Building
Permit

Review of
Preservation
Documentation

City of
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Department

Prior to
Issuance of
Grading
Permit

Review and
Approval of
Pre-Excavation
Agreement

City of
Oceanside
Planning
Department

Monitoring
Agency

Verification
of
Compliance
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Mitigation Measure

MMCUL-1b

MMCUL-1c

MMCUL-1d

MMCUL-1e

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.
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.

Monitoring
Timing/
Frequency

Review and
Approval of
Letter of
Retainment for
Archaeologist
and Luiseño
Native
American
Monitor
The Qualified Archaeologist shall maintain ongoing collaborative consultation with the
During
Documentation
Luiseño Native American monitor during all ground disturbing activities. The Construction of Consultation
requirement for the monitoring program shall be noted on all applicable construction
and Monitoring
documents, including Demolition Plans, Grading Plans, etc. The Applicant/Owner or
Activities
Grading Contractor shall notify the City of Oceanside Planning Division of the start and
end of all ground disturbing activities.
The Qualified Archaeologist and Luiseño Native American Monitor shall attend all
Prior to
Attendance at
applicable pre-construction meetings with the General Contractor and/or associated Construction
PreSubcontractors to present the archaeological monitoring program. The Qualified
Construction
Archaeologist and Luiseño Native American Monitor shall be present onsite full-time
Meetings
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.
In order for potentially significant archaeological artifact deposits and/or cultural
Prior to
Review and
resources to be readily detected during mitigation monitoring, a written “Controlled Issuance of
Approval of
Grade Procedure” shall be prepared by a Qualified Archaeologist, in consultation with
Grading
Controlled
the Luiseño Native American monitor, other TCA Luiseño Tribes that have participated
Permit
Grade
CarMax Auto Superstore

Prior to
Issuance of
Grading
Permit

Action
Indicating
Compliance

Monitoring
Agency

Verification
of
Compliance

City of
Oceanside
Planning
Department

City of
Oceanside
Planning
Department

City of
Oceanside
Planning
Department

City of
Oceanside
Planning
Department
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Mitigation Measure

MMCUL-1f

Monitoring
Timing/
Frequency

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.
The Qualified Archaeologist or the Luiseño Native American monitor may halt ground
During
disturbing activities if unknown tribal cultural resources, archaeological artifact Construction
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
CarMax Auto Superstore

Action
Indicating
Compliance
Procedure

Preparation
and Review of
Monitoring
Reports

Monitoring
Agency

Verification
of
Compliance

City of
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Department
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Mitigation Measure

MMCUL-1g

MMCUL-1h

MMCUL-2

Monitoring
Timing/
Frequency

Action
Indicating
Compliance

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.
The landowner shall relinquish ownership of all tribal cultural resources unearthed
During
Review of
during the cultural resource mitigation monitoring conducted during all ground Construction
Construction
disturbing activities, and from any previous archaeological studies or excavations on
Monitoring
the Project Site to the appropriate TCA Luiseño Tribe, as determined through the
Reports and
appropriate process, for respectful and dignified treatment and disposition, including
Documentation
reburial at a protected location onsite, in accordance with the Tribe’s cultural and
of Findings if
spiritual traditions. All cultural materials that are associated with burial and/or
Applicable
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.
Prior to the release of the grading bond, a monitoring report and/or evaluation report,
Prior to
Preparation of
if appropriate, which describes the results, analysis and conclusions of the Release of
Final
archaeological monitoring program (e.g., data recovery plan) shall be submitted by the
Grading
Construction
Qualified Archaeologist, along with the Luiseño Native American monitor’s notes and
Bond
Monitoring
comments, to the City of Oceanside Planning Division for approval.
Reports and
Findings
As specified by California Health and Safety Code Section 7050.5, if human remains are
During
Notification of
found on the Project Site during construction or during archaeological work, the person Construction
San Diego
responsible for the excavation, or his or her authorized representative, shall
County Office
CarMax Auto Superstore
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Agency

Verification
of
Compliance

City of
Oceanside
Planning
Department

City of
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Planning
Department

City of
Oceanside
Planning
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Mitigation Measure

Monitoring
Timing/
Frequency

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 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.
Geology and Soils
MMPrior to and during construction, the construction contractor shall ensure that Project Prior to and
GEO-1 construction complies with all recommendations identified on pages 9 – 20 in the
During
Geotechnical Evaluation prepared by EEI Engineering Solutions (2019). The Construction
construction contractor shall follow the specific guidelines within the Geotechnical
Evaluation for Site preparation, earthwork and onsite improvements.

MMGEO-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
CarMax Auto Superstore

Prior to
Issuance of
Grading
Permit

Action
Indicating
Compliance
of the Medical
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Documentation
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Monitoring
Report

Review and
Approval of
Geotechnical
Evaluation

Review and
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Mitigation Measure

MMGEO-3b

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).
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.

CarMax Auto Superstore
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Mitigation Measure
Hydrology and Water Quality
MMThe Project shall incorporate permanent source control BMPs as identified in the
HYDRO- Project SWQMP such as the following:
1
Inspection
BMP Type
Summary of Maintenance Activity
Frequency
Prevention of
A grease trap has been incorporated into the
Illicit Discharges
Utility Plan and dumping of grease down the
Into MS4
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.
Storm Drain
Labeling shall be provided for all storm water
Signage
conveyance system inlets and catch basins
within the Project area. Storm drain placards
Continuous
shall be used for signage (stenciling is
prohibited by City). Inspect and maintain
placards as needed.
Protect Trash
Ensure trash enclosure areas are fully contained
Storage Areas
(three walls, door and roof) and are provide
From Rainfall,
with attached lids. Keep containers away from
Run-On, Runoff
storm drain vicinity. Post signs on all enclosures
and Wind
and/or dumpsters informing users to keep lid
Regularly
Dispersal
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.
Additional
Regularly as
On-Site Storm Drain Inlets: On-site inlets shall
CarMax Auto Superstore

Monitoring
Timing/
Frequency

Action
Indicating
Compliance

Monitoring
Agency

Prior to
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Grading
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Review and
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Project
SWQMP

City of
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Mitigation Measure
BMPS Based on
Potential
Sources of
Runoff
Pollutants

CarMax Auto Superstore

Determined
Necessary

Monitoring
Timing/
Frequency

Action
Indicating
Compliance

Monitoring
Agency

Verification
of
Compliance

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
March 2021
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Mitigation Measure
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.
MMAn onsite private underground proprietary BMP in the form of an underground
HYDRO- detention system shall be designed and constructed per the Project SWQMP in
2
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.
MMLow Impact Development (LID) and Site Design BMPs shall be incorporated into the
HYDRO- Project design to reduce impacts to water quality. The contractor shall construct the
3
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.
Tribal Cultural Resources
Refer to mitigation measures MM-CUL-1a through MM-CUL-1h, above.

CarMax Auto Superstore
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Prior to
Issuance of
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During
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Prior to
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Permit and
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CHAPTER 11.0 FINDINGS OF FACT
I.

Introduction

The Planning Commission of the City of Oceanside (City) hereby certifies that the Planning Commission
has reviewed and considered the information contained in the Final Environmental Impact Report
(FEIR), identified below, for the CarMax Auto Superstore Project (Project). The Planning Commission
further certifies that the FEIR has been completed in compliance with the California Environmental
Quality Act (CEQA), Public Resources Code Section 21000 et seq., the State CEQA Guidelines, California
Code of Regulations, Title 14, Section 15000 et seq. (CEQA Guidelines), and the City requirements, and
that the FEIR reflects the independent judgement of the Planning Commission (Public Resources Code
Section 21082.1(c)(3)). In certifying the FEIR as adequate under CEQA, the Planning Commission hereby
adopts these CEQA Findings.
These findings address the environmental effects associated with the Project, which is located in the
southeastern portion of the City, approximately seven (7) miles east of downtown Oceanside, south of
State Route 78 (SR-78), east of College Boulevard, west of Thunder Drive, and bounded by SR-78, Plaza
Drive and Thunder Drive (APNs 168-012-42-00 and 168-012-43-00) (Project Site). These findings are
made pursuant to CEQA, specifically Public Resources Code Sections 21081, 21081.5 and 21081.6; and
the State CEQA Guidelines, specifically Sections 15091 and 15093. The potentially significant effects of
the Project were identified in the Draft Environmental Impact Report (DEIR), dated December 2020 and
FEIR dated March 2020 (collectively, FEIR).
Public Resources Code Section 21081 and State CEQA Guidelines Section 15091 require that the lead
agency, in this case the City, prepare written findings for identified significant impacts, accompanied by
a brief explanation of the rational for each finding. Specifically, CEQA Guidelines Section 15091 states, in
part, that:
a) No public agency shall approve or carry out a project for which an EIR has been certified which
identifies one or more significant environmental effects of the project unless the public agency
makes one or more written findings for each of those significant effects accompanied by a brief
explanation of the rationale for each finding. The possible findings are:
1) Changes or alterations have been required in, or incorporated into, the project which
avoid or substantially lessen the significant environmental effects as identified in the
final EIR.
2) Such changes or alterations are within the responsibility and jurisdiction of another
public agency and not the agency making the finding. Such changes have been adopted
by such other agency or can and should be adopted by such other agency.
3) Specific economic, legal, social, technological, or other considerations, including
provision of employment opportunities for highly trained workers, make infeasible the
mitigation measures or project alternatives identified in the final EIR.
If significant impacts cannot be mitigated to less than significant levels, the decision-making agency is
required to balance, as applicable, the benefits of the proposed project against its significant
unavoidable environmental impacts when determining whether to approve the project (Public
CarMax Auto Superstore
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Resources Code Section 21081, CEQA Guidelines Section 15093). If the benefits of a proposed project
outweigh the significant unavoidable adverse environmental impacts, the adverse effects may be
considered “acceptable”.
The FEIR for the Project identified potentially significant effects that could result from Project
implementation. However, the Planning Commission finds that the inclusion of certain specified
mitigation measures as part of the Project approval will reduce all of the effects to less than significant
levels. No impacts will remain significant and unavoidable and therefore, the Project does not require a
“Statement of Overriding Considerations” (CEQA Guidelines Section 15043).
Therefore, in accordance with CEQA, Public Resources Code Section 21081, and the CEQA Guidelines,
Sections 15091 and 15092, the Planning Commission certifies that FEIR for the CarMax Auto Superstore
Project, adopts these findings, and the Mitigation Monitoring Reporting Plan (MMRP), and approves the
CarMax Project. In adopting the MMRP for the Project, the Planning Commission finds that the MMRP
meets the requirements of Public Resources Code Section 21081.6(a) by providing for the
implementation and monitoring of measures intended to mitigate all potentially significant effects for
the Project.
The Planning Commission further, based on the separate findings, adopts the following related Project
approvals to facilitate the implementation and development of the CarMax Project: i) Development
Plan, ii) Conditional Use Permit, and iii) Variance.
A.

Project Description

Project Location
The Project Site consists of approximately 10.54 acres located in the southeastern portion of the City of
Oceanside, San Diego County, California. 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 to the Project Site is
provided from SR-78, College Boulevard and Plaza Drive (APN 168-012-42-00). 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 (APN 168-012-43-00).
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. The southern parcel is approximately 9.42 acres and is located south of Plaza Drive and
west of Thunder Drive.
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 Department of Motor Vehicles (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.
CarMax Auto Superstore
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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.
Summary of Project Description
The Project proposes the construction of a CarMax pre-owned automobile dealership on the vacant
Project Site. 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.
The Project is projected to have a total of approximately 80 employees (65 full time and 15 part time
employees) with approximately 35 employees maximum present on 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.
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
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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.
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.
Open Space
The Project Site would include approximately 2.74 acres of open space on the southern portion of the
Project Ssite which includes all 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 a Conservation
Easement and incorporated into the City’s Hardline Preserve. The City intends 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
passive recreational uses may be conditionally allowed within the planning buffer, but structures, 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.
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 of Oceanside Zoning Ordinance Section 3048, 22 electric vehicle
(EV) charging spaces and 11 charging facilities 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

CarMax Auto Superstore
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A Local Transportation Study (LTS) was 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 was provided as Appendix O of the FEIR.
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 square feet (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).
Roadway Improvements
Based upon the analysis in the LTS, the following roadway improvements would be completed as part of
the Project prior to issuance of building permits and 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.

Test Drives
The Project would include vehicle test for customers interested in purchasing a vehicle. The 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 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
anticipated test drive route, that will be recommended to test drivers, 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
CarMax Auto Superstore
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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
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 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 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.
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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. 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.
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
commercial areas. Striping would include two (2) eastbound lanes and one (1) westbound lane with a
center two-way left turn lane.
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
Once fully developed, the Project Site will have an impervious footprint of approximately 6.28 acres. As
stated in the Drainage Study, attached to the FEIR as Appendix J, 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
CarMax Auto Superstore
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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.
As stated in the Storm Water Quality Management Plan (SWQMP) attached to the EIR as Appendix K,
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
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.
Landscape
Landscaping would be provided along the Project frontage at Plaza Drive and would contain 24” street
trees and 24” accent trees. Theme and screening trees 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.
An enhanced landscaped entry will be provided between the two Project driveways on Thunder Drive
and would contain 24” shade trees. 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
CarMax Auto Superstore
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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.
Landscaping would be designed to minimize irrigation and runoff and will be 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.
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
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.
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 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.
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. Development of Phase II will include a 5-foot sidewalk and 8foot bicycle lane on the north side of Plaza Drive and will be constructed as part of the development of
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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
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.
Below lists the tentative construction schedule for the proposed Project.






Phase 1: Site Preparation (10 days)
Phase 2: Grading (20 days)
Phase 3: Paving (20 days)
Phase 4: Building Construction (230 days)
Phase 5: Architectural Coating (20 days)

Associated Project Approvals
The following discretionary permits and approvals would be required to implement the Project as
analyzed in the EIR: Conditional Use Permit (CUP), Development Plan, Variance, and Sewer Easement
Vacation. The City will use the FEIR and associated documentation in its decision to approve or deny the
required discretionary permits. Other responsible and/or trustee agencies can use the FEIR and
supporting documentation in their decision-making process to issue additional approvals. Other permits
and approvals, which are needed to implement the Project as analyzed in the FEIR are identified in
Section 3.5 of the FEIR.
B.

Project Objectives

Section 15124(b) of the CEQA Guidelines requires that an EIR include a statement of the project
objectives that “include the underlying purpose of the project and may discuss the project benefits.”
The following objectives have been identified for the Project:
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.
C.

Notice of Preparation

Preliminary environmental review of the CarMax Project was conducted by the City’s Development
Services Department via the Notice of Preparation (NOP) process. The FEIR evaluates all subject areas
listed in Appendix G of the CEQA Guidelines and therefore City listed the following subject areas to be
analyzed in the FEIR:
CarMax Auto Superstore
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1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.

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
Wildfire

On August 11, 2020 the City posted the NOP with the San Diego County Clerk. 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 and 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 orally and/or in writing. The NOP and comments
received during the NOP comment period are included as Appendix A of the FEIR and were considered
as part of the preparation of the FEIR. The initial 30-day public scoping period concluded on September
10, 2020. Comments received during the NOP comment period and scoping meeting covered the
following subject areas:
1.
2.
3.
4.
5.
6.
7.
8.

Aesthetics
Air Quality
Biological Resources
Energy
Greenhouse Gas Emissions
Hazardous Materials
Land Use and Planning
Noise
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9. Public Services
10. Transportation
11. Tribal Cultural Resources
Based on preliminary evaluation of the probable effects of the Project and a thorough review of the
comments on the NOP, the FEIR analyzes effects having potentially significant impacts related to the
following:






D.

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

Under the CEQA Guidelines Section 15105, the City was required to provide a 45-day public review
period of the DEIR. The FEIR and related technical appendices for the Project were available for public
review from 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
The FEIR was completed in March 2021. The FEIR includes all comments and response to comments
received on the DEIR, and other information and clarifications in the EIR and applicable appendices. In
March 2021, City staff made the FEIR available for public review by posting it on the City’s website.
Following release of the FEIR, the anticipated Planning Commission public hearing for the Project,
associated entitlement applications, and the FEIR would be held in April 2021.
II.

Environmental Impacts Found not to be Significant or Less Than Significant

State CEQA Guidelines Section 15091 does not require specific findings to address environmental effects
that an EIR evaluates and identifies as “no impact” or a “less than significant” impact. The City finds that,
based upon substantial evidence in the record, the following impacts associated with the Project would
either have no impact or a less than significant impact without the implementation of mitigation
measures in the following resource areas, pursuant to Public Resources Code Section 21081(a) and
CEQA Guidelines Section 15091(a).
Environmental Resource Category
Aesthetics
(FEIR Section 4.2 and 5.4.1)

No Impact or Less than Significant Environmental Impact
 Less than significant impact on scenic vista.
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Environmental Resource Category

Agriculture and Forestry Resources
(FEIR Section 4.3 and 5.4.2)

Air Quality
(FEIR Section 4.4 and 5.4.3)

No Impact or Less than Significant Environmental Impact
 Less than significant impact related to substantially
degrading existing visual character or quality of public
views of the site and its surroundings.


Less than significant impact related to creation of new
sources of light or glare, which would adversely affect
day or nighttime views in the area.



No cumulatively considerable impact to aesthetics.



No impact related to the conversion of 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.



No impact related to conflict with existing zoning for
agricultural use, or a Williamson Act Contract.



No impact related to 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)).



No impact related to the loss of forest land or
conversion of forest land to non-forest use.



No impact related to other changes in the existing
environment which, due to their location or nature,
could result in conversion of Farmland, to nonagricultural use or conversion of forest land to nonforest use.



No cumulatively considerable impact to agriculture
and forestry resources.
Less than significant impact related to conflict with or
obstruction of implementation of the applicable air
quality plan.





CarMax Auto Superstore

Less than significant impact related to resulting in a
cumulatively considerable net increase of any criteria
pollutant for which the project region is nonattainment under an applicable federal or state
ambient air quality standard.
March 2021
Page 11.0-13

11.0 Findings of Fact

Environmental Resource Category

Biological Resources
(FEIR Section 4.5 and 5.4.4)

Cultural Resources
(FEIR Section 4.6 and 5.4.5)

No Impact or Less than Significant Environmental Impact


Less than significant impact related to exposure of
sensitive receptors to substantial pollutant
concentrations.



Less than significant impact related to resulting in
other emissions (such as those leading to odors)
affecting a substantial number of people.




No cumulatively considerable impact to air quality.
Less than significant impact related to having 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.



Less than significant impact related to interfering
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.



Less than significant impact related to conflict with
any local policies or ordinances protecting biological
resources, such as a tree preservation policy or
ordinance.



Less than significant impact related to conflict with the
provisions of an adopted Habitat Conservation Plan,
Natural Community Conservation Plan, or other
approved local, regional, or state habitat conservation
plan.



No cumulatively considerable impact to biological
resources.
Less than significant impact related to causing a
substantial adverse change in the significance of a
historical resource pursuant to Section 15064.5.




Energy
(FEIR Section 4.7 and 5.4.6)
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No cumulatively considerable impact to cultural
resources.
Less than significant impact related to resulting in
potentially significant environmental impact due to
wasteful, inefficient, unnecessary consumption of
energy resources, during Project construction or
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Environmental Resource Category

Geology and Soils
(FEIR Section 4.8 and 5.4.7)

No Impact or Less than Significant Environmental Impact
operation.


Less than significant impact related conflict with or
obstruct a state or local plan for renewable energy or
energy efficiency.



No cumulatively considerable impact related to
energy.
Less than significant impact related to directly or
indirectly causing potential substantial adverse
effects, including the risk of loss, injury, or death
involving:



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; Seismic-related ground failure, including
liquefaction; and Landslides.

Greenhouse Gas Emissions
(FEIR Section 4.9 and 5.4.8)

Hazards and Hazardous Materials
CarMax Auto Superstore



Less than significant impact related to being 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.



Less than significant impact related to having soils
incapable of adequately supporting the use of septic
tanks or alternative wastewater disposal systems
where sewers are not available for the disposal of
wastewater.



No cumulatively considerable impact to geology and
soils.
Less than significant impact related to generating
greenhouse gas emissions, either directly or indirectly,
that may have a significant impact on the
environment.





Less than significant impact related to conflict with an
applicable plan, policy, or regulation adopted for the
purpose of reducing the emissions of greenhouse
gases.



No cumulatively considerable impact to greenhouse
gas emissions.
Less than significant impact related to creating a
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Environmental Resource Category
(FEIR Section 4.10 and 5.4.9)

Hydrology and Water Quality
(FEIR Section 4.11 and 5.4.10)

No Impact or Less than Significant Environmental Impact
significant hazard to the public or the environment
through the routine transport, use, or disposal of
hazardous materials.


Less than significant impact related to creating 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.



Less than significant impact related to emitting
hazardous emissions or handling hazardous or acutely
hazardous materials, substances, or waste within onequarter mile of an existing or proposed school.



No impact related to being 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 it create a significant
hazard to the public or the environment.



Less than significant impact for a Project located
within an airport land use plan or, where such a plan
has not been adopted, within two miles of a public
airport or public use airport, resulting in a safety
hazard or excessive noise for people residing or
working in the Project area.



Less than significant impact related to impairing
implementation of or physically interfering with an
adopted emergency response plan or emergency
evacuation plan.



Less than significant impact related to exposing people
or structures, either directly or indirectly, to a
significant risk of loss, injury or death involving
wildland fires.



No cumulatively considerable impact to hazards and
hazardous materials.
Less than significant impact related to substantially
decrease groundwater supplies or interfere
substantially with groundwater recharge such that the
Project may impede sustainable groundwater
management of the basin.
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Environmental Resource Category

No Impact or Less than Significant Environmental Impact
alter the existing drainage pattern of the 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:
Substantially increase the rate or amount of surface
runoff in a manner which would result in flooding onor off-site; 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; impede or
redirect flood flows.

Land Use and Planning
(FEIR Section 4.12 and 5.4.11)



Less than significant impact related to in flood hazard,
tsunami or seiche zones, risk release of pollutants due
to project inundation.



Less than significant impact related to conflict with or
obstructing implementation of a water quality control
plan or sustainable groundwater management plan.



No cumulatively considerable impact to hydrology and
water quality.
No impact related to physically dividing an established
community.




Mineral Resources
(FEIR Section 4.13 and 5.4.12)

Noise
(FEIR Section 4.14 and 5.4.13)





No impact related to resulting in the loss of availability
of a locally-important mineral resource recovery site
delineated on a local general plan, specific plan or
other land use plan.



No cumulatively considerable impact to mineral
resources.
Less than significant impact related to generation of a
substantial temporary or permanent increase in
ambient noise levels in the vicinity of the project in
excess of standards established in the local general
plan or noise ordinance, or applicable standards of
other agencies.
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planning.
No impact related to resulting in the loss of availability
of a known mineral resource that would be of value to
the region and the residents of the state.
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Environmental Resource Category

Population and Housing
(FEIR Section 4.15 and 5.4.14)

Public Services
(FEIR Section 4.16 and 5.4.15)

No Impact or Less than Significant Environmental Impact
excessive groundborne vibration or groundborne
noise levels.


No impact related to a project located within the
vicinity of a private airstrip or an airport land use plan,
or, where such a plan has not been adopted, within
two miles of a public airport or public use airport,
exposing people residing or working in the project
area to excessive noise levels.




No cumulatively considerable impact to noise.
No impact related to inducing substantial unplanned
population growth in an area, either directly (for
example, by proposing new homes and businesses) or
indirectly (for example, through extension of roads or
other infrastructure).



No impact related to displacing substantial numbers of
existing people or housing, necessitating the
construction of replacement housing elsewhere.



No cumulatively considerable impact to population
and housing.
Less than significant impact related to resulting 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, in
order to maintain acceptable service ratios, response
times, or other performance objectives for any of the
public services: (1) fire protection and (2) police
protection; no impact related to (3) schools, (4) parks,
and (5) other public facilities.




Recreation
(FEIR Section 4.17 and 5.4.16)
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No cumulatively considerable impact to public
services.
Less than significant impact related to the increase of
the use of existing neighborhood and regional parks or
other recreational facilities such that substantial
physical deterioration of the facility would occur or be
accelerated.
No impact related to the Project including recreational
facilities or requiring the construction or expansion of
recreational facilities which might have an adverse
physical effect on the environment.
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Environmental Resource Category
Transportation
(FEIR Section 4.18 and 5.4.17)

Tribal Cultural Resources
(FEIR Section 4.19 and 5.4.18)
Utilities and Service Systems
(FEIR Section 4.20 and 5.4.19)

CarMax Auto Superstore

No Impact or Less than Significant Environmental Impact
 No cumulatively considerable impact to recreation.
 Less than significant impact related to conflict with a
program, plan, ordinance or policy addressing the
circulation system, including transit, roadway, bicycle,
and pedestrian facilities.


Less than significant impact related to being
inconsistent with CEQA Guidelines section 15064.3,
subdivision (b).



Less than significant impact related to substantially
increasing hazards due to a geometric design feature
(e.g. sharp curves or dangerous intersections) or
incompatible uses (e.g. farm equipment).



Less than significant impact related to resulting in
inadequate emergency access.



No
cumulatively
considerable
impact
to
transportation.
No cumulatively considerable impact to tribal cultural
resources.
Less than significant impact related to requiring or
resulting in the relocation or construction of new or
expanded water, or wastewater treatment or
stormwater drainage, electric power, natural gas, or
telecommunications facilities, the construction or
relocation of which could cause significant
environmental effects.






Less than significant impact related to having
sufficient water supplies available to serve the Project
and reasonably foreseeable future development
during normal, dry, and multiple dry years.



Less than significant impact related to resulting in a
determination by the wastewater treatment provider
which serves or may serve the Project that it has
adequate capacity to serve the Project’s projected
demand in addition to the provider’s existing
commitments.



Less than significant impact related to generating solid
waste in excess of State or local standards, or in
excess of the capacity of local infrastructure, or
otherwise impairing the attainment of solid waste
reduction goals.
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Environmental Resource Category

Wildfire
(FEIR Section 4.21 and 5.4.20)
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No Impact or Less than Significant Environmental Impact


Less than significant impact related to compliance
with federal, state, and local management and
reduction statues and regulations related to solid
waste.



No cumulatively considerable impact to utilities and
service systems
Less than significant impact related to substantially
impairing an adopted emergency response plan or
emergency evacuation plan.





Less than significant impact due to slope, prevailing
winds, and other factors, exacerbate wildfire risks, and
thereby expose Project occupants to, pollutant
concentrations from a wildfire or the uncontrolled
spread of a wildfire.



Less than significant impact related to requiring the
installation
or
maintenance
of
associated
infrastructure (such as roads, fuel breaks, emergency
water sources, power lines or other utilities) that may
exacerbate fire risk or that may result in temporary or
ongoing impacts to the environment.



Less than significant impact related to exposing 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.



No cumulatively considerable impact to wildfire.
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III.

Potentially Significant Impacts That will be Mitigated Below a Level of Significance

Pursuant to Section 21081(a) of the Public Resources Code and Section 15091(a)(1) of the CEQA
Guidelines, the Planning Commission finds that, for each of the following potentially significant effects
identified in the FEIR, changes or alterations have been required in, or incorporated into, the Project
which mitigate or avoid the identified potentially significant effects on the environment to less than
significant levels. The significant effects and mitigation measures are stated in their entirety in the FEIR.
Analysis of the individual findings is set forth below and the record of proceedings includes the
substantial evidence supporting the findings.
A.

Biological Resources
1. Sensitive Species (Impact BIO-1a)

Threshold of Significance: Would the Project 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)?
Description of Significant Effect: 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. Although San Diego
sagewort is not expected to occur within the Project survey area, if pre-construction, construction and
post-construction measures for biological resources protection are not implemented, a potentially
significant impact (Impact BIO-1a) could occur.
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures:
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 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 resources
and verify compliance with any other Project mitigation measures. This pre-construction
phase will include flagging sensitive resources 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
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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.
Rationale: Implementation of mitigation measure MM-BIO-1 requires specific pre-construction,
construction and post-construction requirements for the provision of pre-construction meeting,
resource delineation and protection measures, awareness training, biological monitoring, resource
identification and post-construction 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-1 will reduce potential inadvertent
impacts to sensitive biological resources to level below significance.
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2. Sensitive Vegetation Communities (Impact BIO-1b)
Threshold of Significance: Would the Project 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?
Description of Significant Effect: 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 sewer realignment footprint which has the
potential to interfere with photosynthesis and germination of this sensitive vegetation community. This
represents a significant impact (Impact BIO-1b).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures: See mitigation measure MM-BIO-1 above.
Rationale: Implementation of mitigation measure MM-BIO-1 requires specific pre-construction,
construction and post-construction requirements for the provision of pre-construction meeting,
resource delineation and protection measures, awareness training, biological monitoring, resource
identification and post-construction 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-1 will reduce potential inadvertent
impacts to sensitive biological resources to level below significance.
3. Sensitive Plant Species (Impact BIO-2a)
Threshold of Significance: Would the Project 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)?
Description of Significant Effect: 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 Project construction is anticipated to begin in November 2021, preconstruction 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).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures:
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MM-BIO-2

Prior to construction of the Project, focused sensitive plant species surveys within the
Project survey area shall include general rare plant surveys in addition to focused
Brodiaea species surveys by a qualified biologist. Two (2) rare plant surveys shall be
conducted, including one (1) in early Spring 2021 and one (1) in late Spring/early
Summer 2021 prior to Project construction to document any sensitive plant species that
occur within the Project survey area. Six (6) focused Brodiaea species surveys shall be
conducted in 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, 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,
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.

Rationale: Implementation of mitigation measure MM-BIO-2 would ensure focused sensitive plant
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 in the Project survey area,
reducing potential impacts to a less than significant level. If sensitive plant 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.
4. Brodiaea Species (Impact BIO-2b)
Threshold of Significance: Would the Project 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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Description of Significant Effect: The results of the 2020 Brodiaea species surveys are valid until Spring
2021. 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. This represents a
potentially significant impact (Impact BIO-2b).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures: See MM-BIO-2 above.
Rationale: 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 in 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 preconstruction 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.
5. Fairy Shrimp (Impact BIO-3)
Threshold of Significance: Would the Project 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)?
Description of Significant Effect: 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 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).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures:
MM-BIO-3
If construction has not been initiated prior to the first rain event of the 2022/2023 rainy
season, additional pre-construction surveys shall be conducted to update the status of
fairy shrimp species within the Project survey area. Pre-construction fairy shrimp
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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,
if 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.
Rationale: 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 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-3, impacts related
to fairy shrimp will be reduced to levels below significance.
6. Coastal California Gnatcatcher (Impact BIO-4)
Threshold of Significance: Would the Project 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)?
Description of Significant Effect: The results of the 2020 focused coastal California gnatcatcher surveys
are valid until the beginning of the 2021 breeding season (March 15, 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 preconstruction 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 a potentially significant impact (Impact BIO-4).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures:
MM-BIO-4
Pre-construction surveys shall be conducted in Spring/Summer 2021 prior to the
anticipated November 2021 construction start date to update the status of coastal
California gnatcatcher 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
CarMax Auto Superstore

March 2021
Page 11.0-26

11.0 Findings of Fact

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 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.

Rationale: 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 update the status of coastal California gnatcatcher in the Project survey area. If coastal
California gnatcatcher species are detected in the Project survey area during pre-construction surveys
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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-4, impacts related to coastal
California gnatcatcher would be reduced to less than significant levels.
7. Least Bell’s Vireo (Impact BIO-5)
Threshold of Significance: Would the Project 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)?
Description of Significant Effect: The results of the 2020 focused least Bell’s vireo surveys are valid until
the beginning of the 2021 breeding season (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 a potentially significant impact
(Impact BIO-5).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures:
MM-BIO-5
Pre-construction surveys shall be conducted in Spring/Summer 2021 prior to the
anticipated November 2021 construction start date to update the status of least Bell’s
vireo in the Project survey area. Focused 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.
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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within any portion of the Project Site where such activities would result in noise
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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
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.

Rationale: 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 update the status of least Bell’s vireo in the Project survey area. 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 MM-BIO-5. With implementation of
MM-BIO-5, impacts related to least Bell’s vireo would be reduced to a level below significance.
8. Sensitive Bird Species and Other MBTA-Covered Species (Impact BIO-6)
Threshold of Significance: Would the Project 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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Description of Significant Effect: 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 Migratory Bird Treaty Act (MBTA)-covered bird species have a
potential to occur within and adjacent to the Project survey area. As such, the Project 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 survey 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 significant impact (Impact BIO-6).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures:
MM-BIO-6
During construction, all vegetation clearing shall 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 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 and 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.
Rationale: 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.
9. Disturbed Diegan Coastal Sage Scrub (Impact BIO-7)
Threshold of Significance: Would the Project 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?
Description of Significant Effect: 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
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community to sensitive species including the coastal California gnatcatcher, would occur as a result of
the Project and a significant impact (Impact BIO-7) will occur.
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures:
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, 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
agency-approved mitigation bank
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.
Rationale: 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
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 will be reduced to below a level of significance.
B.

Cultural Resources
1. Archaeological Resources (Impact CUL-1)

Threshold of Significance: Would the Project cause a substantial adverse change in the significance of an
archaeological resource pursuant to §15064.5?
Description of Significant Effect: 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).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
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Mitigation Measures:
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
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
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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
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
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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.

Rationale: 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.
2. Human Remains (Impact CUL-2)
Threshold of Significance: Would the Project disturb any human remains, including those interred
outside of formal cemeteries?
Description of Significant Effect: 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).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures:
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
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
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Heritage Commission (NAHC) within 24 hours. The NAHC shall make a determination as
to the MLD.
Rationale: 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 all cultural resources will be reduced to below a level of significance.
C.

Geology and Soils
1. Seismic Ground Shaking (Impact GEO-1a)

Threshold of Significance: Would the Project directly or indirectly cause potential substantial adverse
effects, including the risk of loss, injury, or death involving strong seismic ground shaking?
Description of Significant Effect: 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.
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures:
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.
Rationale: 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 measure MM-GEO-1, Impact GEO-1a related to seismic ground shaking
will be less than significant.
2. Expansive Soils (Impact GEO-1b)
Threshold of Significance: Would the Project 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?
Description of Significant Effect: 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.
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Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures: See mitigation measure MM-GEO-1 above.
Rationale: 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 measure MM-GEO-1, Impact GEO-1b related to expansive soils will be
less than significant.
3. Soil Erosion (Impact GEO-2)
Threshold of Significance: Would the Project result in substantial soil erosion or the loss of topsoil?
Description of Significant Effect: 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.
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures: Mitigation measures MM-HYDRO-1, MM-HYDRO-2, and MM-HYDRO-3 will reduce
this impact to below a level of significance. See mitigation measure MM-HYDRO-1, MM-HYDRO-2, and
MM-HYDRO-3 in Section D, below.
Rationale: Implementation of mitigation measures MM-HYDRO-1 through MM-HYDRO-3 requires
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 MMHYDRO-1 through MM-HYDRO-3 will reduce Impact GEO-2 related to soil erosion to below a level of
significance.
4. Paleontological Resources (Impact GEO-3)
Threshold of Significance: Would the Project directly or indirectly destroy a unique paleontological
resource or site or unique geological feature?
Description of Significant Effect: 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 for supporting
paleontological resources underlying the Site, the Project would have the potential to disturb a
paleontological resource and a significant impact (Impact GEO-3) will occur.
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Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures:
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.

Rationale: 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.
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Therefore, all geology and soils impacts will be reduced to below a level of significance.
D.

Hydrology and Water Quality
1. Water Quality Standards (Impact HYDRO-1a, Impact HYDRO-1b, Impact HYDRO-1c)

Threshold of Significance: Would the Project violate any water quality standards or waste discharge
requirements or otherwise substantially degrade surface or groundwater quality?
Description of Significant Effect: Total Maximum Daily Loads (TMDLs) are developed to establish the
maximum amount of a pollutant allowed in a waterbody. TMDLs have not been established to address
pollutants for these impaired water bodies. Considering the downstream waters are impaired, the
potential pollutants of concern that may be generated by the Project are sediment, nutrients, heavy
metals, trash and debris, oxygen demanding substances, oil and grease, bacteria and viruses and
pesticides. The project would violate a water quality standard or waste discharge requirement or
otherwise substantially degrade surface or groundwater quality, and a significant impact (Impact
HYDRO-1a) will occur. During construction the Project has the potential to violate a water quality
standard or waste discharge requirement, and will have a significant impact (Impact HYDRO-1b). During
operation the Project has the potential to violate a water quality standard or waste discharge
requirement, and will have a significant impact (Impact HYDRO-1c).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures:
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 a
Municipal Separate
Storm Water System
(MS4)
Storm Drain Signage

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

Additional BMPS

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
Continuous practices would be implemented 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. Storm drain placards shall be
Continuous
used for signage (stenciling is prohibited by 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
Regularly
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.
Regularly as On-Site Storm Drain Inlets: On-site inlets shall be protected from any illicit
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BMP Type
Based on Potential
Sources of Runoff
Pollutants

Inspection
Summary of Maintenance Activity
Frequency
Determined discharges and debris. Inlets shall have prohibitive signs where all inlets
Necessary 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 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.
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.
Rationale: Implementation of mitigation measure MM-HYDRO-1 requires the Project to incorporate
permanent source control BMPs such as practices to prevent illicit discharge into the MS4, storm drain
signage, trash storage protection prohibitive signage at storm drain inlets, pest control practices, use of
drought tolerant landscaping, fire sprinkler water tests and sweeping of parking lots and sidewalks in
order to prevent polluted runoff from entering the storm drain system. Ongoing compliance with and
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maintenance of the source control BMPs will prevent storm water pollution, reducing impacts to water
quality standards and erosion.
Implementation of mitigation measure MM-HYDRO-2 requires construction of an underground
detention system to convey and treat storm water from the Project Site. Construction and operation of
the underground detention system would reduce water quality impacts by properly treating storm
water before it enters the storm drain system.
Implementation of mitigation measure MM-HYDRO-3 would provide LID and Site Design BMPs which
would treat storm water runoff using the green streets approach and swales, incorporating vegetation
and soil to slow and filter storm water runoff and further reduce water quality and the potential for
erosion.
Mitigation measures MM-HYDRO-1, MM-HYDRO-2 and MM-HYDRO-3 would reduce impacts to water
quality standards (Impact HYDRO-1a, 1b and 1c) to below a level of significance.
2. Erosion (Impact HYDRO-2)
Threshold of Significance: Would the Project substantially alter the existing drainage pattern of the 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 result in substantial erosion or siltation on- or off-site?
Description of Significant Effect: 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).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures: See mitigation measures MM-HYDRO-1, MM-HYDRO-2 and MM-HYDRO-3.
Rationale: Mitigation measures MM-HYDRO-1, MM-HYDRO-2 and MM-HYDRO-3 would reduce impacts
to erosion (Impact HYDRO-2) to below a level of significance.
Therefore, impacts to hydrology and water quality will be reduced to below a level of significance.
E.

Land Use and Planning
1. Land Use Plan (Impact LU-1)

Threshold of Significance: Would the Project cause a significant environmental impact due to a conflict
with any land use plan, policy, or regulation adopted for the purpose of avoiding or mitigating an
environmental effect?
Description of Significant Effect: The Subarea Plan is the only applicable local, regional or state habitat
conservation plan that applies to the Project. While the Subarea Plan has not yet been formally adopted,
the Project has been designed to comply with the measures outlined in the applicable Multiple Habitat
Conservation Program (MHCP) and Subarea Plan. Although the Project was designed to comply with the
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measures outlined in the MHCP and the Subarea Plan, the Project has the potential to result in
significant impacts to sensitive species and vegetative communities, sensitive plant species including
Brodiaea species, fairy shrimp, coastal California gnatcatcher, least Bell’s vireo, and sensitive bird
species 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).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures: See mitigation measures MM-BIO-1 through MM-BIO-7 above.
Rationale: See rationale provided in III.A.1-9 above.
Therefore, all impacts to land use and planning impacts will be reduced to below a level of significance.
F.

Tribal Cultural Resources
1. Eligible or Listed Tribal Cultural Resource (ImpactTCR-1a)

Threshold of Significance: Would the Project cause a substantial adverse change in the significance of a
tribal cultural resource, defined in Public Resources Code Section 21074 as either a site, feature, place, or
cultural landscape that is geographically defined in terms of the size and scope of the landscape, sacred
place or object with cultural value to a California Native American tribe, and that is Listed or eligible for
listing in the California Register of Historical Resources, or in a local register of historical resources as
defined in Public Resources Code section 5020.1(k)?
Description of Significant Effect: 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).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures: Mitigation measure MM-CUL-1a through MM-CUL-1h above will reduce this
impact to below a level of significance.
Rationale: Implementation of mitigation measures 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 measures MM-CUL-1a through MM-CUL-1h, Impact TCR-1a related to
listed tribal cultural 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.
2. Resource to a California Native American Tribe (Impact TCR-1b)
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Threshold of Significance: Would the Project cause a substantial adverse change in the significance of a
tribal cultural resource, defined in Public Resources Code Section 21074 as either a site, feature, place, or
cultural landscape that is geographically defined in terms of the size and scope of the landscape, sacred
place or object with cultural value to a California Native American tribe, and that is 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 Public Resources Code Section 5024.1? (In applying the
criteria set forth in subdivision(c) of Public Resources Code Section 5024.1, the lead agency shall consider
the significance of the resource to a California Native American tribe)?
Description of Significant Effect: Consultation and 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).
Finding: Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
Mitigation Measures: Mitigation measure MM-CUL-1a through MM-CUL-1h above will reduce this
impact to below a level of significance.
Rationale: Implementation of mitigation measures 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 measures MM-CUL-1a through MM-CUL-1h, Impact TCR-1b related to
resources to a California Native American Tribe 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.
Therefore, all impacts to tribal cultural resources will be reduced to less than significant.
IV.

Potentially Significant Impacts That Cannot be Mitigated Below a Level of Significance (CEQA
Guidelines Section 15091(A)(3))

The Project will not result in any significant unavoidable impacts that will not be reduced below a level
of significance through mitigation measures. As provided in the FEIR Section 4.0 Environmental Analysis
and Section 5.0 Cumulative Analysis, and Section III above, all potentially significant impacts will be
mitigated to a level below significance. Therefore, a Statement of Overriding Considerations is not
required for the Project.
V.

Findings Regarding Alternatives

Section 15126.6(a) of the CEQA Guidelines requires the discussion of “a reasonable range of alternatives
to a project, or the location of a project, which will feasibly attain most of the basic objectives of the
project but will avoid or substantially lessen any of the significant effects of the project, and evaluate the
comparative merits of the alternatives.”
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Four (4) alternatives, including the No Project Alternative, were analyzed in the FEIR Section 7.0
Alternatives:





Alternative 1 – No Project Alternative
Alternative 2 – Reduced Project Footprint Alternative
Alternative 3 – Alternative Site Location
Alternative 4 – Neighborhood Commercial Center Alternative

These alternatives were evaluated for their ability to avoid or substantially lessen the impacts of the
Project as identified in the FEIR, as well as consideration of their ability to meet the basic objectives of
the Project which 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
In accordance with CEQA Guidelines Section 15126.6(e)(2), and in light of the analysis presented in the
EIR Section 7.0 Alternatives, the Environmentally Superior Alternative is the Alternative Site Location
alternative due to its ability to reduce the severity of impacts to biological resources, cultural resources,
land use and planning, and tribal cultural resources which were found to be potentially significant unless
mitigated under the Project. As identified below, this alternative is not feasible and does not provide
desired benefits to the extent of the Project.
A.

Alternatives Considered but Rejected

Factors that may be used to eliminate alternatives from detailed consideration in an FEIR include failure
to meet a majority of the basic Project objectives, infeasibility, and inability to avoid significant
environmental impacts. Alternatives that were identified but not considered include the following:



Mixed-Use Development Alternative
Residential Development Alternative

Mixed-Use Development Alternative
The Mixed-Use Development Alternative would develop the Project Site with a mixture of land uses
including residential and commercial uses. The mixed-use development would create a live/work
environment for employees of the surrounding commercial uses and Tri-City Medical Center to the
north. Compared to the Project, which consists primarily of vehicle display areas and parking, and
11,447 SF of buildings, a mixed-use development would have a larger building footprint and building
height and would include parking for the commercial uses and residences. This Alternative estimates
approximately 30,000 SF of retail space and approximately 100-200 residential units. Retail uses would
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be provided on the ground floor of the development with multi-family residential units on the above
floors, resulting in a vertically integrated mixed-use building. For the purposes of this FEIR alternative
analysis, it is assumed that the mixed-use development would develop the entire 10.54-acre site, both
the northern and southern parcels. Under the Mixed-Use Development Alternative, a zone change and
General Plan amendment would be required, as the Project Site is zoned CC.
With the provision of a mixed-use development, this alternative would be expected to have similar
impacts related to biological resources, cultural resources, geology and soils, hydrology and water
quality and tribal cultural resources compared to the Project.
Due to the nature of a mixed-use development, it is expected that this alternative would generate a
larger ADT compared to the Project. Based on the SANDAG (Not So) Brief Guide of Vehicular Traffic
Generation Rates for the San Diego Region, it is estimated that the Mixed-Use Development Alternative
would generate anywhere from approximately 3,800 to 4,300 trips (110 trips/1,000 SF of retail and 5
trips/dwelling unit) based on the assumption that 30,000 SF of retail and 100-200 residential units would
be developed. The Mixed-Use Development Alternative would provide much larger building square
footages, increasing traffic impacts compared to the Project. An increase in ADT and building size would
further increase impacts to air quality, energy, GHG emissions and noise. The Mixed-Use Development
Alternative would also increase impacts to aesthetics due larger building heights and massing.
Additionally, this alternative would increase the number of people residing in the area, further increasing
the need for public services, including schools and recreation facilities, in which the Project would not. An
increase in the need for utilities and service systems would also have a greater impact compared to the
Project.
The Mixed-Use Development Alternative was eliminated from further analysis as it would not meet the
Project objectives of development and operating an automobile sales facility. Further, this alternative
would have greater environmental impacts compared to the Project.
Residential Development Alternative
Under the Residential Development Alternative, the 10.54-acre site would be developed solely as a
residential development. In accordance with the surrounding multi-family developments, this
alternative would most likely provide 60-100 multi-family or townhome units. This alternative would
require a zone change and a General Plan amendment to allow for such uses.
With the development of residential units on the Project Site, the Residential Development Alternative
would be expected to have similar impacts related to biological resources, cultural resources, geology
and soils, hydrology and water quality and tribal cultural resources compared to the Project, as this
alternative would disturb approximately the same area as the Project. It is anticipated that impacts
related to noise would be similar or less than that of the Project.
Depending on the type of residential development (i.e., multi-story units), this alternative has the
potential to have an increased impact on aesthetics compared to the Project. Based on the SANDAG
(Not So) Brief Guide of Vehicular Traffic Generation Rates for the San Diego Region the Residential
Development Alternative would generate anywhere from 480 to 800 trips (8 trips/ dwelling unit for
condominium or multi-family units) based on the assumption that 60 to 100 residential units would be
developed. This alternative would therefore have an increased impact on transportation compared to
the Project as a result of increased trip generation. Impacts to air quality, GHG, and energy would be
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greater than that of the Project due to the increase in traffic and based on the nature of the residential
development that would have a greater use in electricity and gas. Additionally, this alternative would
increase the number of people residing in the area, further increasing the need for public services,
including schools and recreational facilities, in which the Project would not. An increase in the need for
utilities and service systems would also have a greater impact compared to the Project.
The Residential Development Alternative was eliminated from further analysis as it would not meet the
Project objectives of developing and operating an automobile sales facility. Further, the Residential Use
Development Alternative as discussed above would have greater environmental impacts compared to
the Project.
B.

Alternative 1 – No Project Alternative
1. Description of 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.
2. Finding
The City rejects Alternative 1, the No Project Alternative, as it is undesirable and infeasible as it fails to
satisfy the Project’s underlying purpose and fails to meet any of the Project objectives. Therefore, the
No Project Alternative is rejected because of specific economic, legal, social, technological or other
considerations which make the alternative infeasible.
3. Facts in Support of Finding
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. For these reasons, and others detailed in the record
before the City, the City rejects the No Project Alternative as both undesirable and infeasible.
C.

Alternative 2 – Reduced Project Footprint Alternative
1. Description of 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
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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
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.
2. Finding
The City rejects Alternative 2, the Reduced Project Footprint Alternative, as undesirable and infeasible as
it fails to satisfy all of the Project objectives to the fullest extent. The Reduced Project Footprint
Alternative would meet Objectives 1 and 2, but would not meet Objective 3 to the same extent as the
Project. While the Reduced Project Footprint Alternative would reduce some of the environmental
impacts associated with the Project and would still require all Project mitigation measures in order to
reduce potentially significant impacts to a level below significance. Therefore, the Reduced Project
Footprint Alternative is rejected because of specific economic, legal, social, technological or other
considerations making the alternative undesirable and infeasible.
3. Facts in Support of Finding
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.
D.

Alternative 3 – Alternative Site Location
1. Description of Alternative

Table 7.4-1 of the FEIR provides a list of alternative site locations that were evaluated under this
alternative analysis. As shown in Table 7.4-1 below, 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.
Table 7.4-1
Alternative Site Locations Considered
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Alternative Site
Location
Sites Within Car
Country Carlsbad –
South of Cannon Road,
Along Paseo Del Norte

Land Use

Acres

Meets Project Requirements?
No – Several sites within the Car Country
Carlsbad area were analyzed. Ultimately
restrictions would not be lifted which prohibited
used car-only facilities
No – This site would relocate the existing
Mercedes dealership to a site adjacent to the
existing Hoehn Porsche dealership located at
6800 Avenida Encinas in Carlsbad. However, the
use was unable to be changed to automobile
sales.
No – The site was encumbered by a numerous
leases and would ultimately be costly to
demolish.

Commercial – Retail

Various

5475 Car Country Drive,
Carlsbad – Hoehn
Motors Mercedes Benz

Commercial – Retail

5.9 Acres

6070 Avenida Encinas,
Carlsbad

Industrial

8.6 Acres

Commercial –
Vacant

5.5 Acres

No – The site is now under construction by Sharp
Healthcare.

Commercial – Retail

6.0 Acres

No – This site was deemed to be located too far
south for the intended market area.

Northeast Corner of
Jefferson Street and SR78, Oceanside
1302 Encinitas
Boulevard, Encinitas
2. Finding

The City rejects Alternative 3, Alternative Site Location, as undesirable and it is not located within the
City’s jurisdiction and would only meet the Project objectives to an extent. This alternative would meet
Objective 1 and 2, but would not meet Objective 3 to the same extent as the Project. Although this
alternative is the Environmentally Superior Alternative, 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. Therefore, the Alternative Site Location Alternative is rejected because of
specific economic, legal, social, technological or other considerations making the alternative infeasible.
3. Facts in Support of Finding
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.
E.

Alternative 4 – Neighborhood Commercial Center Alternative
1. Description of Alternative
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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. Under this alternative, 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.
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 (475
ADT). The increase in vehicle trips associated with this alternative would result in a corresponding
increase in vehicular emissions (air quality and GHG) and vehicular-related noise.
2. Finding
The City rejects Alternative 4, Neighborhood Commercial Center Alternative, as undesirable and
infeasible as it fails to satisfy all of the Project objectives. The Neighborhood Commercial Center
Alternative would not meet Object 1 or 2 but would meet Objective 3 by creating employment
opportunities and generating tax revenue. This alternative would have increased environmental impacts
to air quality, energy, GHG emissions, noise, public services, transportation and utilities and service
systems where these impacts are less than significant under the Project. All required mitigation
measures under the Project would also be required under this alternative with the anticipated that
additional transportation mitigation measures would be warranted. Therefore, the Neighborhood
Commercial Center Alternative is rejected because of specific economic, legal, social, technological or
other considerations making the alternative undesirable and infeasible.
3. Facts in Support of Finding
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.
VI.

Other CEQA Considerations

A.

Growth-Inducing Impacts
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Pursuant to CEQA Guidelines Sections 15126.2(d), the EIR examined the potential growth-inducing
impacts related to the Project and are provided in the EIR Section 6.0 Other CEQA Considerations. The
CEQA Guidelines states the growth-inducing analysis is intended to address the potential for the Project
to “foster economic or population growth, or the construction of additional housing, either directly or
indirectly, in the surrounding environment.” Further, CEQA Appendix G Checklist discussion under
Population and Housing also mandates that a CEQA document speak to the proposed project’s
likelihood to induce substantial population grown in an area, either directly (e.g., by proposing new
homes or businesses) or indirectly (e.g., through extension of roads or other infrastructure).
Population Growth
The Project proposes the construction of a CarMax pre-owned automobile dealership on a vacant,
approximately 10.54-acre site and would consist of a sales 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 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
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.
The Project would develop a CarMax facility on a site with a zoning and land use designation for
commercial use and does not propose the construction of housing. Therefore, the Project would not
alter the planned location, distribution, or growth of the human population in the area either directly or
indirectly.
Public Services and Infrastructure
As part of the Project, sewer improvements would include the realignment of the existing sewer mains
and the construction of 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 area and customer and employee
parking lots, which would connect to existing sewer lines 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. This sewer line work is a replacement with pipes of the same diameter and does not
increase the capacity of these sewer lines. The Project would include off-site improvements such as the
extension of the 12-inch PVC waterline along Plaza Drive across the Project frontage and the DMV to be
looped to Thunder Drive. The extension of the 12-inch PVC waterline would only provide service to the
development in the immediate vicinity and would not serve areas beyond the Project area. Surrounding
developments are provided with existing water and sewer services.
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 5-foot bicycle lanes on both sides
of Plaza Drive and associated striping. 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.
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
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also be provided along the frontage of the Phase II development connecting to the sidewalk. The
roadway widening and improvements are consistent with the Circulation Element classification for Plaza
Drive as a Secondary Collector.
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. Striping would include two (2) eastbound lanes and one (1) westbound lane with a
center two-way left turn lane on Plaza Drive.
The Project would result in an incremental increase in demand for fire protection and emergency
medical services, police protection, water demand, wastewater treatment, and solid waste services,
these anticipated increases would not significantly burden existing community services facilities or
require construction of new facilities that would cause significant environmental effects (see Section
4.16 Public Services and Section 4.20 Utilities and Service Systems of the EIR). The Project would
contribute to all required development impact fees in accordance with the City’s current requirements,
which would be allocated to offset for any increase in demand for such public services.
Although the Project would construct off-site improvements for the extension of the waterline along
Plaza Drive, it would only serve development in the immediate vicinity and would not serve areas
beyond the Project area. Surrounding developments are provided with existing water and sewer
services. The Project Site has a land use and is zoned CC. The Project will not require a zone change or a
General Plan amendment. Therefore, the Project’s commercial use represents planned growth in
accordance with the City of Oceanside General Plan and Zoning Ordinance. The Project is located within
an area served by urban infrastructure and services are generally consistent with existing and
commercial uses to the west. The extension of the off-site waterline could act as a removal of a barrier
to growth. The Project is intended to serve population growth that has already occurred in the region
and would not be considered growth inducing. Therefore, the Project would not require extension of
roads or other public services or infrastructure that would induce population growth either directly or
indirectly.
Growth-inducing impacts will be less than significant.
B.

Potential Secondary Effects

CEQA Guidelines Section 15126.4(a)(1)(D) states that “if a mitigation measure would cause one or more
significant effects in addition to those that would be caused by the project as proposed, the effects of
the mitigation measure shall be discussed but in less detail than the significant effects of the project as
proposed.” No adverse secondary effects would occur as a result of the Project mitigation measures
MM-BIO-1 through MM-BIO-7, MM-CUL-1a through MM-CUL-1h, MM-CUL-2, MM-GEO-1, MM-GEO-3a
through MM-GEO-3b, and MM-HYDRO-1 through MM-HYDRO-3. The City finds no adverse secondary
impacts will occur as a result of implementation of the Project and the Project mitigation measures.
C.

Effects Found not to be Significant

CEQA Guidelines Section 15128 requires an EIR to contain a brief statement indicating reasons that
various possible significant effects of a project were determined not to be significant and therefore are
not discussed in detail in the EIR. Instead, the Project has provided a detailed discussion of each
environmental issue area included in Appendix G of the CEQA Guidelines as identified in the FEIR Section
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4.0 Environmental Analysis. As identified in Section 4.0 of the FEIR, the following environmental issue
areas were determined to have no impact or a less than significant impact as a result of the Project:
aesthetics, agriculture and forestry resources, air quality, energy, greenhouse gas emissions, hazards
and hazardous materials, mineral resources, noise, population and housing, public services, recreation,
transportation, utilities and service systems, and wildfire.
VII.

Other CEQA Findings

A.

Mitigation Monitoring and Reporting Program
1. General Finding

Pursuant to Section 21081.6 of the Public Resources Code, the City, in adopting these findings, also
adopts the MMRP for the CarMax Project. The MMRP is designed to ensure that, during Project
implementation, the City and other responsible parties will comply with the mitigation measures
adopted in the Findings. The City hereby binds itself to cause the various feasible mitigation measures
described in the MMRP to be implemented in accordance with the FEIR and MMRP. The mitigation
measures constitute a binding set of obligations upon the City’s certification and approvals identified
herein.
The City hereby finds that the MMRP, which is incorporated into the Project Conditions of Approval,
meets the requirements of Public Resources Code Section 21081.6 by providing for the implementation
and monitoring of Project conditions intended to mitigate potentially significance environmental effects
of the Project.
2. Regulatory Compliance
Federal, state, regional, and local laws contain certain regulatory compliance measures that must be
adhered to in implementing the Project. The FEIR describes the Regulatory Setting within each
environmental issue area of Section 4.0, which includes the details of regulatory compliance measures.
Where regulatory compliance measures are required by law, the City has not separately proposed or
adopted mitigation requiring regulatory compliance (as it would be declaratory of existing law).
Nonetheless, the City finds that the Project must comply with all applicable regulatory compliance
measures.
B.

CEQA Guidelines Sections 15091 and 15092 Findings

Based on these findings and the information contained in the administrative record, the City has made
one or more of the following findings with respect to each of the significant effects of the Project:
1. Changes or alterations have been required in, or incorporated into, the Project which mitigate
or avoid the significant effects on the environment.
2. Specific economic, legal, social, technological, or other considerations make infeasible the
mitigation measures or alternatives identified in the FEIR.
Based on these findings and the information contained in the administrative record, and as conditioned
by the foregoing:
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1. All significant effects on the environment due to the Project have been eliminated or
substantially lessened where feasible.
C.

Nature of Findings

Any finding made by the City shall be deemed made, regardless of where it appears in this document. All
of the language included in this document constitutes findings by the City, whether or not any particular
sentence or clause includes a statement to that effect. The City intends that these findings be
considered as an integrated whole and, whether or not any part of these findings fail to cross-reference
or incorporate by reference any other part of these findings, that any finding required or committed to
be made by the City with respect to any particular subject matter of the FEIR, shall be deemed to be
made if it appears in any portion of these findings.
D.

Reliance on Record

Each and all of the findings and determinations contained herein are based on substantial evidence,
both oral and written, contained in the administrative record relating to the Project. In accordance with
Public Resources Code Section 21167.6(e), the record of proceedings (i.e. administrative record) for the
Planning Commission’s decision on the Project is comprised of the following documents:
















The FEIR (March 2021) for the Project including Appendices;
The DEIR (December 2020) for the Project including Appendices;
NOP (August 2020) for the Project;
Any appendices, studies or documents cited, referenced, or relied on in the NOP, DEIR, FEIR, or
any document prepared for the Project’s EIR and either made available to the public during a
public review period or included in the City’s non-privileged, retained files on the Project;
Reports and technical reports, studies, and memoranda included or referenced in the NOP,
DEIR, FEIR, or City’s responses to comments on the Project;
The Project application materials;
All public notices issued by the City in conjunction with the Project, including notices issued by
the City to comply with CEQA, the CEQA Guidelines, or any other law governing the processing
and approval of the Project;
Scoping Meeting notices and comments received at the virtual Scoping Meeting;
The Notice of Availability (NOA) and Notice of Completion (NOC) of the DEIR;
Comments received on the NOP;
All reports, studies, memoranda, maps or other planning or environmental documents relating
to the Project or its compliance with CEQA and prepared by the City, consultants to the City, or
responsible or trustee agencies with respect to the Project that were either made available to
the public during a public review period or included in the City’s non-privileged, retained files on
the Project;
All written comments and attachments on the Project received from agencies, organizations, or
members of the public during the DEIR comment period or prior to the close of the public
hearing before the Planning Commission;
All City responses to comments received from agencies, organizations, or members of the
public, or otherwise transferred from the City in connection with the Project or its compliance
with CEQA;
Any supplemental documents submitted to the City prior to public hearings on the Project;
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Staff reports prepared by the City for any information sessions, public meetings, and public
hearings relating to the Project, and any exhibits or attachments thereto;
Minutes and/or transcripts of all public information sessions, public meetings, and public
hearings relating to the Project;
Any documentary of other evidence submitted to the City at such information sessions, public
meetings, and public hearings;
Any proposed decisions or findings submitted to the Planning Commission and made available
to the public during any public review period;
All findings, resolutions, and ordinances adopted by this Planning Commission in connection
with the Project, and all documents cited or referred to therein;
The Project permit conditions;
The MMRP for the Project;
Any documents expressly cited in these findings and any documents incorporated by reference;
The City of Oceanside General Plan and all pertinent environmental documents prepared in
connection with its adoption;
The full written record actually before the Planning Commission;
The Project’s approval documents;
All City website materials relating to the EIR or Project;
Any other written materials included in the City’s retained files for the EIR or Project that are
relevant to the City’s compliance with CEQA or its decision on the merits of the Project, and that
were released for public review or relied upon in the environmental documents prepared for
the Project; and
Notice of Determination (NOD) for the Project.

The Planning Commission intends that only those documents relating to the Project and its compliance
with CEQA and prepared, owned, used, or retained by the City and listed above shall comprise the
administrative record for the Project. Only that evidence presented to, considered by, and ultimately
before the Planning Commission prior to reviewing and reaching its decision on the FEIR and Project
shall comprise the administrative record. The Planning Commission does not intent that any drafts of
any study, findings, or environmental document (or portions thereof), that were not released for public
review or otherwise made available to the public be included in the administrative record.
E.

Custodian of Records

The custodian of the documents or other material that constitute the record of proceedings upon which
the City’s decision is based is identified as follows:
City of Oceanside Planning Division
300 North Coast Highway
Oceanside, CA 92054
F.

Response to Late Comments Not Required

CEQA Guidelines Section 15105 requires that the City provide a 45-day public review and comment
period on the DEIR. Based on the NOA, public comment period for the DEIR began on December 18,
2020 and ended on February 1, 2021.
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The City has not received comments on the DEIR after the close of the public comment period. If the City
has received comments on the DEIR after the close of the public comment period, the City is not
required to provide a written response to late letters (Public Resources Code Section 21091(d), CEQA
Guidelines Section 15088(a)).
G.

Recirculation Not Required

CEQA Guidelines Section 15088.5 provides the criteria that a lead agency is to consider when deciding
whether it is required to recirculate an EIR. Recirculation is required when “significant new information”
is added to the final EIR after public notice of availability of the draft EIR is given but before certification
(CEQA Guidelines Section 15088.5(a). “Significant new information,” as defined in CEQA Guidelines
Section 15088.5(a), means information added to an EIR that changes the EIR so as to deprive the public
of a meaningful opportunity to comment on a “substantial adverse environmental effect” or a “feasible
way to mitigate or avoid such an effect (including a feasible project alternative) that the Project’s
proponents have declined to implement.”
An example of significant new information provided by the CEQA Guidelines is a disclosure showing that
a “new significant environmental impact will result from the project or from a new mitigation measure
proposed to be implemented;” that a “substantial increase in the severity of an environmental impact
will result unless mitigation measures are adopted to reduce the impact to a level of insignificance;” or
that a “feasible project alternative or mitigation measure considerably different from others previously
analyzed will clearly lessen the significant environmental impacts of the project, but the project’s
proponents decline to adopt it” (CEQA Guidelines §15088.5(a)(1)-(3)).
Recirculation is not required where “the new information added to the EIR merely clarifies or amplifies
or makes insignificant modifications in an adequate EIR” (CEQA Guidelines §15088.5(b)). Recirculation
also is not required simply because new information is added to the EIR — indeed, new information is
oftentimes added given CEQA’s public/agency comment and response process and CEQA’s post-draft EIR
circulation requirement of proposed responses to comments submitted by public agencies. In short,
recirculation is “intended to be an exception rather than the general rule” (Laurel Heights Improvement
Assn. v. Regents of University of California (1993) 6 Cal.4th 1112, 1132.).
In this legal context, the City finds that recirculation of the DEIR prior to certification is not required. In
addition to providing responses to comments, the FEIR includes revisions to expand upon the
information presented in the DEIR; explain or enhance the evidentiary basis for the DEIR’s findings;
update information; and to make clarifications, amplifications, updates, or helpful revisions to the DEIR.
The FEIR’s revisions, clarifications and/or updates do not result in any new significant impacts or
increase the severity of a previously identified significant impact.
In summary, the FEIR demonstrates that the Project will not result in any new significant impacts or
increase the severity of a significant impact, as compared to the analysis presented in the DEIR. The
changes reflected in the FEIR also do not indicate that meaningful public review of the DEIR was
precluded in the first instance. Accordingly, recirculation of the DEIR is not required as revisions to the
DEIR are not significant as defined in Section 15088.5 of the CEQA Guidelines.
H.

Certification of the Final Environmental Impact Report, CEQA Guidelines Section 15090
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11.0 Findings of Fact

The Planning Commission certifies that the FEIR, dated March 2021, on file with the Development
Services Department (SCH# 2020089012), has been completed in compliance with CEQA and the State
CEQA Guidelines, that the FEIR was presented to the Planning Commission, and that the Planning
Commission reviewed and considered the information contained therein before approving the Project,
and that the FEIR reflects the independent judgement and analysis of the Planning Commission (State
CEQA Guidelines Section 15090).
VIII.

Statement of Overriding Considerations

The Project will not result in any significant unavoidable environmental impacts and therefore will not
require a Statement of Overriding Considerations.
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