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City of Oceanside

Pavilion at Oceanside Project Environmental Impact Report

The proposed project is a 950,000 square foot shopping center on a 92-
acre parcel.

This is to advise that the Planning Commission of the City of Oceanside, as Lead Agency,

approved the above described project on Monday, October 6, 2008 and determined that:

1.
2.
CEQA.
3. Mitigation measu
4.
5.

The project will have a significant effect on the environment.
An Environmental Impact Report was prepared pursuant to the provisions of

res were made a condition of approval.
A Statement of Overriding Consideration was adopted.
Findings were made pursuant to CEQA.

Furthermore, this certifies that the Environmental Impact Report with comments and responses
and the record of project approval is available to the general public at the Community
Development Department, Planning Division Counter, 300 N. Coast Highway, Oceanside,

California.
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INTRODUCTION TO THE FINAL EIR

This Final Environmental Impact Report (FEIR) for the proposed Pavilion project complies with all
criteria, standards, and procedures of the California Environmental Quality Act (CEQA) of 1970
(California Public Resources Code, Sections 21000 et. seq.), and the City’s implementation
guidelines. As directed by Section 15132 of the CEQA Guidelines, this FEIR includes the chapters
listed below: ’

Chapter A: Executive Summary.
Chapter B: Public comment letters on the Draft EIR and responses by the City of Oceanside.
Chapter C: Modifications to the draft EIR pursuant to Section 15088 c) of the CEQA Guidelines.

Chapter D: The Mitigation, Monitoring, and Reporting Program, as required by Section 21081.6 of
the Public Resources Code and supported by Section 15091(a)(1) of the CEQA Guidelines. When
making Findings that change or alter, or which have been incorporated into the project that mitigate
or avoid significant environmental effects, the City of Oceanside, as the CEQA Lead Agency, is
required to adopt a reporting or monitoring program. The program ensures compliance with these
changes or conditions of approval during project implementation.

The Draft EIR (DEIR) for the proposed Pavilion at Oceanside (P-6-06, D-5-06, C-(19-23)-06, SCH
No. 2006111033) and associated Appendices and Technical Appendices are included with this
submittal. These documents have been altered as noted in Chapter C, which provides clarifying
modifications made to the DEIR.

A public scoping meeting was held at The City of Oceanside’s Community Center on November 16,
2006. A Notice of Preparation (NOP) identifying the scope of issues for the EIR was circulated by
the City of Oceanside for a 30-day public review period between November 6 to December 6,2006..
The NOP and response letters are included in Appendix A of the DEIR. The 45-day public review
period for the DEIR originally extended from May 12 to June 26, 2008, but was extended to July 10,
2008 in response to a written request (see Chapter B). The DEIR was circulated to Responsible
public agencies. Ten (10) copies of the DEIR were sent to the State Clearinghouse along with the
required Notice of Completion (NOC). Notices of the availability of the DEIR were published in
the local newspaper at the same time. The DEIR was made available for review at the City’s
Planning Department and at the Downtown Oceanside Library; digital copies were also provided to
the City and were made available to the public on the project’s website (oceansidepavilion.com).

A total of nine public agency comment letters, two from attorneys/legal services, and three letters
from the public were received during the CEQA review period for the DEIR. Copies of all the
Jetters, along with written responses to each comment, are included in Chapter B of this FEIR. The
Oceanside Planning Commission will consider whether to certify the FEIR as complete and in
compliance with CEQA. If the project is approved, a Notice of Determination (NOD) will be filed
with the State Clearinghouse and the County Clerk.






EXECUTIVE SUMMARY

I PROJECT DESCRIPTION

The proposed project area is an approximately 92-acre parcel in the City of Oceanside (Figure 1),
north of Mission Avenue and SR 76, and immediately east of Foussat Road. It is within Sections
7 and 18 of Township 11 South, Range 4 West on the USGS 7.5' San Luis Rey Quadrangle (Figure
2). The San Luis Rey River is north of the property, the Oceanside Municipal Airport is west, and
single-family residential development is to the east.

The project as originally proposed had significant, unmitigable impacts to land use and biological
resources because it was not in conformance with the City of Oceanside’s Draft Subarea Plan (SAP).
The Draft SAP calls for the provision of a wildlife corridor across this site to provide a habitat
linkage to facilitate movement of the federal-listed Threatened coastal California gnatcatcher
(Polioptila californica californica) between preserved lands in Oceanside and Carlsbad to the south
and habitat on Camp Pendleton to the north. Because the opportunities for providing a corridor on
the site are severely constrained by SDG&E power lines and multiple easements, a Science Review
Panel (SRP) was convened to recommend alternative corridor alignments.

The proposed project was well into the design stage at the time the SRP was convened and prepared
its report, and the project originally submitted did not incorporate any of the SRP report
recommendations. The SRP report indicates that the project as originally proposed would
substantially impair the City’s ability to adopt and implement a Habitat Conservation Plan that
adequately promotes an avian/gnatcatcher dispersal corridor through central Oceanside.

After reviewing the SRP report recommendations and meeting with representatives from the Wildlife
Agencies, an alternative was prepared that incorporated the project revisions needed to accommodate
the on-site corridor recommendations of the SRP. This alternative was included in Chapter IV of the
DEIR as the “Reduced Project/Subarea Plan Alternative,” and the applicant has now indicated its
willingness to proceed with this alternative rather than the originally proposed project (Figure 3).

In preserving approximately 4 acres along the site’s eastern boundary, the revised project would be
developed in compliance with the requirements of the draft SAP. The 4 acres would remain
undeveloped and be restored to serve as a functioning wildlife movement corridor and linkage for
the gnatcatcher. This 100-foot wide corridor is immediately adjacent to a 100-foot-wide off-site
SDG&E corridor. Combined, these would ultimately provide a 200 foot-wide corridor for
gnatcatcher movement, thus meeting the goals of the Draft SAP.

S-1



A. Project Objective

The objectives of the proposed Pavilion at Oceanside are as follows:

1.

To create a unique shopping center consisting of approximately 950,000 square feet that
implements the City’s designation of the site for Community Commercial land uses,
providing a wide range of retail, entertainment, and community uses in conformance with
City zoning requirements and General Plan land use goals and principles.

To create a destination shopping center providing a variety of unique shopping, dining, and
entertainment opportunities that will serve Oceanside residents, persons visiting Oceanside,
and that will attract shoppers from surrounding communities.

To facilitate productive and attractive re-use of the project site that is an abandoned drive-in
movie theater currently being used for weekend swap meets.

To implement the General Plan’s economic goals and principles by significantly enhancing
the economic vitality of the City of Oceanside by providing additional revenues from this site
through increased property taxes and sales taxes, increasing the City’s opportunity to
recapture its fair share of citizens’ sales tax expenditures presently going to surrounding
communities.

To implement the General Plan by creating additional employment opportunities, including
temporary construction-related employment and permanent retail/property management-
related employment, that will also contribute towards the City’s achievement of a
jobs/housing balance by providing additional employment opportunities without increasing
housing stock within the City.

To create a development that is compatible with and does not interfere with the safety and
function of the Oceanside Municipal Airport.

Provide a pedestrian-friendly “main street” lifestyle center combining small shops,
restaurants, movie theaters, and recreational/health facilities in combination with larger retail
outlets.

B. Project Features

The project application includes a Tentative Parcel Map, Development Plan, five Conditional Use
Permits (a movie theater, health club, and three drive-through uses), and an Underground Waiver
request for the existing high-voltage electrical transmission lines located on the site.
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Tentative Parcel Map. The Tentative Parcel Map proposes to divide the approximately 92 gross
acres of the project site into 10 parcels with 9 for leasing purposes, where each commercial parcel
includes building, hardscape, landscape and parking areas and one for open space/habitat corridor
purposes.

The property is characterized by level ground and large areas of pavement remaining from the former
drive-in theater. Project development would require the demolition of four existing structures
associated with the former Valley Drive-In theater: a snack bar/projection room building, an office
building, and two ticket booths. Four movie screens would be removed as well. Aside from the
paved areas, the property has been greatly disturbed and is largely covered with weeds, with a few
scattered trees and patches of shrubs.

Grading work will require approximately 459,000 cubic yards of fill to be imported to ensure
-appropriate drainage and underground utilities to serve the proposed development. Pending final
certification by FEMA for the completed San Luis Rey River levee project, flood protection would
be required for the project site until the FEMA flood map is certified. The fill would serve to
provide this needed protection. As project development would increase the amount of impervious
surface area on-site, Best Management Practices (BMPs) have been prepared to avoid and minimize
impacts to water quality and have been incorporated into the project design. Landscaped swales for
example, have been incorporated into the site plan to collect and filter runoff from stormwater,
working in conjunction with other on-site drainage facilities for retention and water quality purposes.

Although numerous overhead existing high voltage and underground utilities cross the property, site
access, circulation, and parking were designed to completely avoid all overhead utility poles. In
addition, buildings and site improvement plans have been designed with respect to necessary
easements throughout the site.

The proposed project will include a City-owned parcel consisting of approximately 1.95 acres. This
parcel is located at the northeast corner of the SR 76/Foussat Road intersection, and is situated
within the airport runway protection zone. As such, this parcel will be used exclusively for parking,
landscaping and signage purposes. The use of this parcel is subject to a future lease agreement
between the City and the applicant. The City also has a water well designated for placement within
this parcel. Although the exact well location is not known at this time, and is not a part of this
project, the aforementioned uses proposed on the parcel can accommodate the well at some point
in the future. The well will be used to extract groundwater which will be treated at the Mission
Basin Groundwater Treatment Facility located north of the project site.

The proposed project would be accessible from eight separate entrances, allowing access from three
different roads: North Foussat Road, Mission Avenue, and Pala Road. Major entries would be via
signalized intersections at North Foussat Road and Mission Avenue and frontage improvements
would be constructed along these roadways. Of the eight entrances, three would be signalized.
These include the existing signalized access located on Mission Avenue and two proposed off
Foussat Road (one at Alex Road and one at the main entry to support turning movements at the
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existing bridge). Another “right-in, right-out” access is proposed on Foussat Road. Pala Road,
designated as a secondary arterial in the City’s Circulation Element, would be dedicated and fully
improved along the western project frontage. The project’s full width Pala Road construction along
the project’s frontage would terminate at the northern edge of the property with a cul-de-sac bulb,
which would allow a future extension of the road by the City or others with ultimate buildout of
the Circulation Element. The additional four un-signalized driveways would be along the project’s
Pala Road frontage.

Street Vacation. A section of old Foussat Road (used solely for access to the weekend swap meets)
right-of-way crosses the site, terminating at the SR 76 right-of-way. As this would not be needed
as public right-of-way for the project, a vacation of the existing easement for public highway
purposes is included as part of the project’s application. An easement for the existing underground
public utilities would be retained when old Foussat Road is vacated.

Underground Utilities Waiver Request. Several overhead SDG&E high-voltage transmission lines
traverse the project site. In accordance with Section 901(G)3 of the Oceanside Subdivision
Ordinance, a waiver is requested for the existing transmission lines due to the finding that the
existing overhead electric lines are transmission lines in excess of thirty-four thousand five hundred
volts (34.5kV). All other existing and proposed electrical distribution lines and other public utilities
within the project will be installed underground.

Development Plan. The project proposes to develop approximately 950,000 square feet of
commercial uses ranging from various retail shops to a movie theater, health club, and restaurants.
A total of 4,713 parking spaces would be provided. Pedestrian and bicycle routes will be
incorporated throughout the project distinguished by landscape and enhanced pavement treatments.
These treatments-will also be utilized at internal intersections and at the central traffic circle to aid
in cuing slower speeds for pedestrian activity. A broad landscaped connecting route along the Pala
frontage just east of the Foussat Bridge will serve to link the existing bicycle levee trail with the
central portion of the shopping center. In addition, a bicycle and pedestrian linkage is also proposed
to the east, to connect the terminus of Heritage Street. Storefronts will vary between single- and two-
stories along the main street.

The architecture of The Pavilion uses an eclectic variety of forms and influences that date back to
the San Luis Rey Mission. The palette is broad and influenced by Mediterranean, agrarian, and
California Modern aesthetics. Materials include natural-toned cement plaster, simulated stone, and
wood and metal siding. Tenants are encouraged to express their individual identity with this diverse
palette. The architecture, landscape, and signage are coordinated by this design approach.
Landscape and hardscape areas are provided around the buildings and in the parking areas.
Projects within areas zoned Community Commercial (CC) are required by the City’s Zoning
Ordinance to provide a minimum of 15% landscaping of the net site area. The project proposes to
landscape 18% of the site’s total area, thus exceeding the City’s requirement. Trees to be
incorporated into the landscape plan include palms and coast live oak along the mainstreet lifestyle
center, and strawberry trees in the parking bays. Olive trees would be planted in the pedestrian
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corridor, with Torrey pines and sycamores along the perimeter of the project, and sycamores along
the main spine. Shrubs and vines would include bird of paradise, acacia, bougainvillea, honeysuckle,
star jasmine, and trumpet honeysuckle.

The project’s hardscape will include paved walkways in front of the buildings as well as enhanced
paving for internal intersections and the central traffic circle, with the intent of the design being to
draw attention to direction options as well as to cue slower traffic speeds for pedestrians.

The center’s plaza will be located in front of the multiplex theater, where a pavilion, lawn
amphitheater, children’s wet deck, fountain, and a courtyard will be situated. This focal gathering
of the center will be oriented such that patios, store fronts and cafes will be facing it.

As the project is bordered by three roadways, the Landscape Concept Plan (LCP) proposes a
landscaped boundary along Mission Avenue and landscaped setbacks along Foussat Road and Pala
Road. A broad landscaped connecting route will be provided along the Pala frontage, just east of
the Foussat Bridge which will serve as a linkage between the existing levee bicycle trail and the
shopping center’s central area.

The applicant has worked with the North County Transit District to provide an appropriate location
for a transit bus stop within the project. The proposed bus stop will accommodate up to 4 buses at
one time, and will be located at the southeast corner of the main pedestrian promenade for
convenience. The design is such that the buses can enter and leave the shopping center at the
Mission Avenue signalized intersection.

Conditional Use Permit(s). Five Conditional Use Permits are proposed for the Pavilion at
Oceanside. These include three drive-through facilities, a movie theater, and a health club.

. Drive-through uses. The drive-through uses will be located within Parcels C, D, and J.
Although specific tenants have not yet been identified, the general building siting, drive-
through lane configuration and parking layout are displayed for each building. Access to
each site will be provided from the internal circulation drives.

> . Health Club. The proposed health club would consist of approximately 40,000 square feet,
and would be located in Parcel H. The architectural design is to be consistent with the
center’s theme. Access to this facility would be from the internal circulation drives.

D
. Movie Theater. The proposed multi-plex movie theater would occupy approximately 60,000
square feet and would be located in the northern portion of the site on Parcel I. Pedestrian

walkways will be used to link all areas of the center to this focal attraction.

Other (Non-City) Approvals. The applicant will be required to obtain approvals and/or permits from
anumber of Responsible Agencies, including the San Diego County Regional Water Quality Control
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Board, the Airport Land Use Commission, the Federal Aviation Administration, U.S. Army Corps
of Engineers, U.S. Fish and Wildlife Service, California Department of Fish and Game, and Caltrans.

II. ENVIRONMENTAL ANALYSIS
A. AESTHETICS

Impact. Development of the property would result in a change of the currently obstructed view of
partially vacant land and the weekend swap meet cars, display stalls, and associated items to a view
of'an approximately 950,000 sq ft commercial shopping center with associated parking, lighting, and
landscaping. The height of the structures would vary, ranging from a low of 22 feet (a kiosk area),
with most buildings averaging 36 feet. The proposed cinema would be approximately 56 feet in
height, with an attached architectural element tower at 80 feet. While the existing drive-in screens
would be removed, the overhead transmission lines would remain in place and would still be visible.

The applicant has developed and modified the proposed architectural plans in consultation with the
City of Oceanside. Each building design would incorporate consistent theme elements while
recognizing operational and functional requirements. Uniquely detailed and individual facades
would be provided through use of layered architectural forms and colors. To provide visual interest
from both the pedestrian level and greater distances, a variety of styles, design elements, materials,
and colors would be used. The proposed building materials and design elements, detailed in the
project description above, would be used to accomplish the character and uniqueness of the design.

The appearance of loading docks in the rear of buildings was of concern to the City, and the
architectural plans were revised to address this concern. Rear facades have been detailed to have
enhanced architectural features and elements. Additionally, perimeter landscaping has been
incorporated to soften the views to these areas.

Section 3021 of the City’s Zoning Ordinance (Screening Specifications) requires that mechanical
equipment is screened when adjacent to a residential district. Such equipment includes heating, air
conditioning, refrigeration equipment, plumbing lines, duct work, and transformers. Per Section
3021 C, screening materials may have evenly distributed openings or perforations averaging 50%
of the surface area and shall effectively screen mechanical equipment so that it is not visible form
a street or adjoining lot. The project will be required to provide screening as a standard Condition
of Approval. For equipment visible from the bike path and S.R. 76, equipment may be painted to
match the roof to address more distant views of rooftops.

Construction of a project of this scale would introduce a new source of light and glare into the area.
Glare would not be expected to be a significant factor, as this is more commonly associated with
multi-story structures with many windows. The proposed structures would be one or two stories,
and the majority of the windows would face inward toward the center of the development area.
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Lighting would be needed for the buildings themselves, as well as the parking areas. The project
would be subject to the City’s Light Pollution Control Ordinance.

The project would not have an adverse effect on a scenic vista or damage any scenic resources. As
views of the site are currently dominated by the power lines and the abandoned large drive-in theater,
screens, and ancillary buildings, the introduction of architecturally themed and designed structures
to the site would not substantially degrade the visual character or quality of the site or its surrounding
areas, eliminating the “hodge-podge” appearance of the weekly swap meet. While the project would
introduce a new source of light (and glare, to a lesser degree), it would be in the context of the
existing, urbanized corridor along Mission Avenue, which includes other commercial and industrial
uses along with the Oceanside Airport. The project design compliance with City regulations would
avoid a significant impact.

Mitigation. As no significant impacts have been identified, no mitigation measures are required.
B. AIR QUALITY

Impact. The project proposes the development of a commercial center spanning 950,000 square feet
on the 92-acre parcel. Listed below are project-related sources which would potentially impact air
quality and were analyzed for projected functional emissions.

Short-Term:

Construction Emissions. Construction activities associated with rough-grading operations during
project development would result in the release of exhaust emissions from motor vehicles. Fugitive
dust emissions, which include PM,, and PM, 5 (respirable particulate matter less than 10- and 2.5-
microns in size respectably), are caused by ground disturbance during earthwork and other
construction-related activities may have a substantial, but temporary, impact on air quality as well.

The proposed project would require the import of fill to raise the existing site level three to four feet.
The Pavilion Commercial Center would generate 106.4 pounds of fugitive dust per day. All phases
of earthwork, however, will utilize surface wetting at least three time daily as a dust-control measure
to suppress dust particulates and keep them from becoming airborne. Utilization of such dust-control
measures would maintain fugitive dust emissions below the threshold of significance.

Powered Haula,qe. The proposed project would require three to four feet of soil to be imported onto
the subject property. The process of importing this soil would result in a total of 706 average daily
trips for a period of three months, where the average trip distance would be three miles.

VOC Emissions. Volatile Organic Compound (VOC) emissions from architectural coatings, such
as painting, would be generated during project development.
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Long-Term:

Traffic Emissions. The large scale of the proposed commercial center would generate an increase
in existing traffic levels, thus elevating the amount of vehicular emissions in the area. The project
is expected to generate 32,175 average daily trips (ADT), with a median speed of 45 miles per hour
(derived from the combined speeds of the freeway and surface street activity) used to analyze
potential impacts to air quality from vehicle trip emissions (included under Project Operations
within).

Construction Emissions and Powered Haulage. Construction activities will inevitably result in dust
emissions during clearing and excavation phases. Wet dust suppression techniques, such as watering,
would be used during construction to suppress the fine dust particles from becoming airborne, thus
lowering the impact to a less-than-significant level.

All criteria pollutants caused by and related to construction emissions were found to be below the
recommended risk level, with the exception of NOy (Nitrogen oxides), which is projected at 288.5
pounds per day under cumulative construction grading operations, thus exceeding the established
significance threshold of 250.0.

VOC emissions. Low VOC paints shall be used during architectural coating application to reduce
the potential impact to a less than significant level. No significant impacts to air quality are therefore
anticipated to occur due to VOC emissions.

Traffic emissions. The analysis determined that project-induced traffic emissions would be below
the significance threshold established by the San Diego County Air Pollution Control Board
(SDAPCD). No significant impacts to air quality are therefore anticipated from traffic emissions
associated with project implementation.

Compliance with the Regional Air Quality Strategy (RAQS) and the State Implementation Plan
(SIP). The proposed project would be consistent with the RAQS and the SIP, therefore no associated
significant impacts would result from project implementation.

Mitigation. Asno direct significantimpacts to air quality would result from project implementation,
no mitigation measures are required.

To prevent construction emissions from surpassing an acceptable threshold for NO,, the project’s
grading contractor shall ensure that all construction equipment is properly tuned and maintained, and
should utilize late model engines, low-emission diesel products, alternative fuels, and engine retrofit
technology consistent with the Car! Moyer Guidelines.
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C. BIOLOGICAL RESOURCES
Impact.

Direct Impacts. The project would impact all of the property, resulting in the loss of 0.73 acre of
jurisdictional southern willow scrub and disturbed wetland; 39.8 acres of non-native grassland; and
47.8 acres of non-native vegetation, disturbed land, and developed areas. No direct impact to any
rare, endangered, threatened, or sensitive species are anticipated.

Potential Indirect Impacts. Indirect impacts are effects on habitats which may occur over time as a
result of proximity to developed areas, sometimes referred to as “edge effects.” Of concern for the
project are the sensitive species occurring off-site in the adjacent open space associated with the San
Luis Rey River.

Water quality. During construction, contaminated surface runoff and sedimentation can adversely
affect water quality in adjacent habitats, particularly riparian and wetland areas. This, in turn, can
adversely affect vegetation and animals dependent upon these resources.

. Fugitive dust. Dust generated during project construction can potentially affect adjacent
habitats. The photosynthetic capability of dust-covered vegetation can be reduced, thus
making it more susceptible to pests and disease. Animals dependent upon this vegetation
would in turn be adversely affected.

. Invasive species. Non-native plants introduced by project landscaping and/or from
disturbance during grading can be highly invasive and can out-compete native vegetation,
reducing habitat values. Non-native vegetation can also increase fire risk, change ground and
surface water levels, and adversely affect wildlife dependent on the native habitat.

. Habitat fragmentation/edge effects. Breaking up larger parcels of habitats into smaller
~discontinuous patches potentially results in habitat fragmentation. Edge effects of
development adjacent to native habitats can include invasion by exotic species, intrusion of
people and domestic animals, lighting, and noise, all of which can lead to degradation of
adjacent habitat(s). ’

. Noise. Sensitive wildlife species, such as breeding avifauna, can be adversely affected by
short term noise impacts (construction during the breeding season) as well as long-term edge-
effects as noted above.

. Lighting. Night-lighting can spillover into adjacent habitats, potentially interfering with
wildlife movement and nocturnal habitats of certain species. '

Adoption and Implementation of an Oceanside SAP. While the City’s Draft SAP has not been
adopted and projects are not legally required to comply with its policies, the City and the resource
agencies evaluate all projects’ potential impacts on future plan implementation. The property is
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within the proposed Wildlife Corridor Planning Zone (WCPZ), and development of the entire site
as the project proposes would support use of a portion of the property as a gnatcatcher/avian corridor,
as contemplated by the Draft SAP. The Draft Plan also designates a portion of the property as a
moderate priority area for restoration, as it currently does not support native vegetation, and
revegetation of such properties within the corridor with coastal sage scrub would be expected to
improve and facilitate north-south movement of gnatcatchers. While the project would support
restoration of this portion of the site, it should be noted that much of this area is already constrained
by transmission lines, pipelines, and other easements that cannot be revegetated for safety and
maintenance reasons.

San Luis Rey River Buffer. The existing levee extends 100 feet out from the San Luis Rey River;
the levee is rock-faced on both sides and a paved bike path/recreational trail is at the top. As this
area is already developed, the resource agencies have agreed that no additional buffer is required on-
site. The project development is further set back from the levee by the full width of Foussat and off-
site Pala Roads as well as further on-site Jandscaping and building setbacks.

The project would not be expected to have direct impacts on sensitive species and habitats along the
San Luis Rey River, but indirect impacts would be potentially significant. The direct loss 0f 0.73
acres of wetland and jurisdictional habitats and 39.8 acres of non-native grassland would be
significant but mitigable. Additionally, the project would be in compliance with the draft SAP.

Mitigation

Direct Impacts. Wetland impacts to 0.12 acre of southern willow scrub shall be mitigated at a 3:1
ratio (0.36 acre); impacts to 0.39 acre of disturbed southern willow scrub and 0.22 acre of disturbed
wetland shall be mitigated at a 2:1 ratio (0.78 acre and 0.44 acres, respectively), for a combined total
of 1.58 acres. Mitigation for these impacts would be accomplished off-site by a combination of
wetland creation and purchase of mitigation credits from the Mission Resource Conservation District
arundo (giant reed) removal program. The mitigation for jurisdictional areas will include creation
0f0.28 acre (no netloss) and purchase of 0.40 acre of mitigation credits. Due to the highly disturbed
nature of the habitats, mitigation for non-jurisdictional areas (0.62 acre) will consist of purchase of
mitigation credits. The total mitigation for wetland impacts (including jurisdictional areas) would
consist of creation of 0.28 acre and purchase of 1.3 acres of mitigation credits.

The proposed wetland mitigation plan would create 0.28 of wetland habitat with a 20-foot wide
Diegan coastal sage scrub buffer totaling approximately 0.11 acre on a site located approximately
500 feet north of the project boundary and located within designated critical habitat for the least
Bell’s vireo.

Impacts to upland habitat consisting of the loss of 39.8 acres of non-native grassland shall be
mitigated at an 0.5:1 ratio (19.9 acres). While the Draft HCP envisions mitigation within the
proposed WCPZ for the loss of habitat within the proposed WCPZ, no pre-approved mitigation areas
or banks are currently available within the proposed WCPZ. The location of all off-site mitigation
will require consultation with the City of Oceanside and the resource agencies.
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Indirect impacts. To avoid potential indirect impacts to sensitive species occupying the off-site

habitat along the San Luis Rey River, the following measures shall be implemented:

Invasive Species: Landscaping within the development area shall avoid the use of invasive
non-native plants, detailed in Table 5-5 of the draft HCP and/or the California Invasive Plant
Inventory.

Seasonal Restrictions on Grading. No grading, grubbing, or clearing shall be allowed during
the breeding season for least Bell’s vireo (March 15-September 15) or raptors (January 31-
July 31) unless preconstruction surveys are conducted to determine if these species occur
within areas that would be impacted by noise levels greater than 60 dB L.

If these species are nesting within this area at the time, these construction activities shall
either (1) be postponed until all nesting/breeding behavior has ceased, or (2)a temporary
noise barrier or berm is constructed at the edge of the development footprint to ensure that
noise levels are reduced to below 60 dB L.

To ensure compliance with the Migratory Bird Treaty Act, clearing of any native vegetation
shall be done outside the breeding season of most avian species (February 15-July 31), unless
pre-construction surveys are conducted to determine that no nesting birds are present
immediately to clearing nor are in areas which could be impacted by noise.

Construction limits: To ensure that construction activity remains within the defined limits
of work, all construction and staging areas shall be fenced with orange construction fencing
and silt fencing or fiber rolls. Delineated areas shall be regularly inspected by the project
biologist per the construction monitoring schedule.

Lighting: Lighting within the project area adjacent to the San Luis Rey River shall be
selectively placed, directed away from the river, and of the lowest illumination possible for
human safety.

Additionally, in responses received from the resource agencies during public review of the DEIR,
the following mitigation measure has been added:

A monitoring biologist (approved by the City) shall: 1) attend a preconstruction meeting, 2)
be present during initial clearing and grubbing of habitat, and 3) be present during project
construction within 500 feet of preserve habitat to ensure compliance with all conservation
measures. The monitoring biologist shall ensure that: the contractor and construction
personnel are educated about the sensitivity of adjacent habitats, construction fencing is
installed, seasonal restrictions on grading are followed, trash is removed from sensitive
habitat areas or adjacent areas, vehicle fueling occurs outside sensitive areas, pets of project
personnel are not brought to the project site, construction night lighting is minimized to
avoid impacts to sensitive habitats, and violations are reported and mitigated appropriately.



The biologist shall submit a letter to the City that documents compliance with mitigation
measures at the conclusion of construction.

Mitigation Implementation and Monitoring. Proof of purchase of mitigation credits or other
mitigation methods such as preservation/ conservation for the loss of on-site upland habitats shall
be required prior to issuance of the project’s grading permit. Mitigation for the loss of jurisdictional
waters would be conditions of the permits issued by the ACOE and CDFG. The proposed wetland
mitigation plan (Appendix C) includes a 5-year monitoring program that includes regular monitoring
visits, an annual report on the success of the restoration effort and the need for any remedial actions,
and a final report at the end of the 5-year program.

D. CULTURAL AND PALEONTOLOGICAL RESOURCES

Impact. Cultural Resources. No significant impacts to identified cultural resources are anticipated,
although the alluvial setting of the project and history of flooding allows for the possibility of deeply
buried cultural resources to exist in the area. Impacts to buried cultural resources during project
construction would be considered potentially significant.

- Historical Resources. As no historical resources were found to occur on the project site, no impact
to historical resources would result from project implementation.

Paleontological Resources. The project areais entirely underlain by the Eocene Santiago Formation,
which is known to be fossil-bearing. Direct or indirect destruction of a unique paleontological
resource during project construction would be considered a significant impact.

Mitigation

Cultural Resources. An archaeological monitoring program would be implemented to ensure that
project development would have no significant impacts to cultural resources within the project area.
The program would consist of the following:

. The development of a pre-excavation agreement between the applicant and the appropriate
Luisefio tribe(s) or other Native Americans as determined by the City.

. The presence of a qualified archaeologist and invitation to a Native American monitor at the
pre-construction meeting.

. A Native American monitor to be invited and an archaeological monitor will be on-site during
initial grading, trenching, or other ground-disturbing activities of existing soils, Monitoring
will not be required during the subsequent soil import and grading operations as it will not
disturb native soils. ~

. The analysis of any cultural material found.
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. The preparation of a report detailing the methods and results of the monitoring program.
. The curation or repatriation of the cultural material collected. |

Implementation of this monitoring program would ensure that project development would have no
significant impacts to cultural resources within the project area.

Paleontological Resources. The following measures are required to offset potential impacts to
paleontological resources:

. Prior to issuance of grading permits, the applicant shall confirm to the City of Oceanside
that a qualified paleontologist has been retained to carry out the mitigation program. (A
qualified paleontologist is defined as an individual with an M.S. or Ph.D. in paleontology or
geology who is familiar with paleontological procedures and techniques.) The paleontologist
shall attend pre-grade meetings to consult with grading and excavation contractors.

. A paleontological monitor shall be onsite during grading operations to evaluate the presence
of fossils within previously undisturbed sediments of the Santiago Formation to inspect cuts
for contained fossils. (A paleontological monitor is defined as an individual who has
experience in the collection and salvage of fossil materials.) The paleontological monitor

- shall work under the direction of a qualified paleontologist.

. When fossils are discovered, the paleontologist (or paleontological monitor) shall recover
them. In most cases, this fossil salvage can be completed in a short period of time. Some
fossil specimens (such as a complete whale skeleton) may require an extended salvage time.
In these instances, the paleontologist (or paleontological monitor) shall be allowed to
temporarily direct, divert, or halt grading. To allow recovery of small fossil remains such as
isolated mammal teeth, it may be necessary in certain instances to set up a screen-washing
operation on the site.

. Prepared fossils along with copies of all pertinent field notes, photos, and maps shall be
deposited (with the applicant’s permission) in a scientific institution with paleontological
collection such as the San Diego Natural History Museum. A final summary report shall be
completed and distributed to the City and other interested agencies which outlines the results
of the mitigation program. This report shall include discussions of the methods used,
stratigraphy exposed, fossils collected, and significance of recovered fossils.

Mitigation Implementation and Monitoring. Prior to issuance of the project’s grading permit, the
applicant shall confirm to the City of Oceanside that qualified archeologists and paleontologists have
been retained to carry out the mitigation program. The archaeologist and paleontologist shall attend
pre-grade meetings to consult with grading and excavation contractors.
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E. GEOLOGY/SOILS

Impact. The property is not subject to potential hazards associated with landslides, tsunamis, seiche,
loss of mineral resources, or loss of unique geologic features. Liquefaction is an issue in the San
Luis Rey River Valley. Subsurface soils on-site have a moderate potential to cause ground
settlement from liquefaction and dynamic compaction. Construction of the project would result in
importing 459,000 cubic yards of soil to the site. The site grade would be increase up to about 10
feet, with an average increase of about 4 feet. Potential impacts associated with ground settlement
are considered significant.

Mitigation. To mitigate the potentially significant impacts associated with ground settlement, the
following mitigation measures shall be implemented:

. Loose surficial soil in the upper 1 to 2 feet would be over-excavated prior to placement of fill
or in building pad locations. The upper 5 to 10 feet of soil, which is loose to medium dense,
would be over-excavated in deep fill areas, and compacted as engineered fill.

. To mitigate potential differential settlement of structures, two options may be used. One is
to perform conventional grading with reduced foundation bearing capacities, and the other
would be to improve the subsurface with deep dynamic compaction with higher bearing
capacities for foundations.

On-site soil generated from cut areas following clearing and grubbing that is free of excess organic
material (3% or less by weight) or debris may be suitable for use as structural fill. Imported Select
Fill should be non-expansive, having a Plasticity Index of 12 or less, an R-Value greater than 40, and
enough fines so the soil can bind together. Imported soil should be free of organic materials and
debris, and not contain rocks or lumps greater than 3 inches in maximum size. Imported Select Fill
shall be approved by the geotechnical engineer prior to delivery on-site.

Compaction requirements shall be consistent with those specified in the geotechnical report (90-95%
relative compaction with 1 to 2% above optimum moisture content), and site grading shall be
performed in accordance with these recommendations and the Grading and Earthwork
Specifications.

Other measures would be implemented to avoid geotechnical impacts:

. Seismic considerations. Building design would be considered in accordance with the latest
edition of the Uniform Building Code (UBC), California Building Code (CBC), or
International Building Code (IBC).

. Pavement recycling. The existing pavemenf at the drive-in theater would be recycled and

used on-site; it would be ground to minus 1-inch and mixed with underlying base rock. This
material could be utilized as sub-base material in paved areas or “select fill.”
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. Buried structures. Buried structures/foundations from previous land uses’encountered during,
construction would be removed and replaced with compacted, engineered fill. The upper 7
feet or at least 3 feet below the lowest utility in the area for the movie theater screen
foundations would need to be removed.

. Rainy season grading. If grading is to be undertaken during the rainy season, potential
unstable subgrade conditions could be encountered. As appropriate, remedial measures such
as removal and replacement, use of a geogrid, or soil treatment would be implemented subject
to approval by the City Engineer. With such remedial measures, rainy season grading is

allowable, although the geotechnical report recommends that avoiding construction during
the rainy season would also avoid impacts with seasonal groundwater fluctuations.

Mitigation Implementation and Monitoring. The geotechnical consultant shall review the final
project plans prior to construction, to ensure that the plans are in compliance with the
recommendations and requirements set forth in the geotechnical studies. A pre-construction
conference shall be held with the applicant’s representative(s), general contractor, grading contractor,
and project geologist prior to clearing and demolition operations. Adequacy of clearing operations
shall be verified by the geotechnical engineer’s representative during construction, prior to placement
of engineered fill.

F. HAZARDS AND HAZARDOUS MATERIALS

Impact. Hazardous Materials. Development would place the project approximately 350 to 400 feet
from the San Luis Rey River, and within a one-mile radius of three mapped risk sites. Portions of
the property have been used for agricultural purposes in the past, and detectable concentrations of
restricted agricultural residues were found within some areas of the property. The removal of a
leaking underground storage tank (LUST) from the former Mission Auto and Self Storage Center
left behind petroleum-impacted soil. As this site is adjacent to the subject property, measures
described below are recommended during project grading to ensure that if this impacted soil is found
to have crossed into the project area, it will be properly disposed of.

The project site is bordered by the Oceanside Municipal Airport to the west, Mission Avenue and
‘Highway 76 to the south, single-family residential development to the east, and the San Luis Rey
River to the north. These properties are not anticipated to be sources of significant environmental
concern to the site, provided that lawful procedures for petroleum products and restricted
household/agricultural chemical use and storage are followed.

Airport Safety. As detailed in Appendix F, the ALUC initially received an application from the City

of Oceanside requesting a determination of consistency for the proposed project with the CLUP

(November 28, 2006). The applicant requested a deferment of the determination by the ALUC in

early January, 2007, while the project was being redesigned. A new plan was submitted to the
- ALUC later that month, showing the proposed projectrelative to the 60-70 dB CNEL noise contours
 and FAZ and meeting all other requirements for an ALUC consistency determination.
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Upon review of the application, the ALUC concluded that the proposed commercial development,
including movie theater and retail uses located within the 60-70dB CNEL noise contour was
consistent with the applicable CLUP asamended in 2004, provided no significant changes are made.
The revised project was also determined to be consistent with guidelines relative to the FAZ, as it
would locate all buildings outside the FAZ and would restrict all proposed buildings to a height less
than 50 feet; any further changes to the proposed location, intensity, or height of structures within
the project must be submitted to the ALUC for continuing consistency determination. Finally, the
project is consistent with Caltrans’ requirements regarding the FAZ as only parking areas are
proposed in this area.

The applicant must file a notice with the FAA for each point that the project would penetrate FAA
airspace (such as the street lights, parking lot lights and buildings in or adjacent to the southwestern
corner of the project). These penetrations are not anticipated to result in adverse effects, but must
have the approval of the FAA.

No significant impacts to land use are expected to occur with respect to the land use designation or
the Comprehensive Land Use Plan for the Oceanside Municipal Airport (CLUP), as the project is
in full compliance with all airport safety regulations, and has been found to be conditionally
congistent with the CLUP, the Federal Aviation Administration (FAA), and Caltrans requirements
by the Airport Land Use Commission (ALUC).

Hazardous Materials. The potential for onsite hazardous concentrations of materials/waste and/or
petroleum contamination is low to moderate. Although concentrations of all pesticides were found
to be below the Total Limit Threshold Concentration, testing revealed five soil samples to have
concentrations of dieldrin exceeding the Preliminary Remediation Goal (PRG), and one sample to
have concentrations of toxaphene exceeding the PRG.

The project would not result in any significant impacts related to emergency response plans or
wildland fires. :

Mitigation. To avoid significant impacts associated with potential hazardous materials, the
following measures shall be implemented.

. Due to the occurrence of pesticides detected onsite, a Report of Waste Discharge (RWD) must
be submitted to the Regional Water Quality Control Board (RWQCB), where the
owner/discharger must then acquire waste discharge requirements (WDRs).

. An environmental geologist shall be onsite during grading for observation during soil removal
in the area onsite adjacent to the former Mission Auto and Self Storage Center, at the site’s
southeastern boundary. If petroleum affected soils are encountered, grading will be halted
until the soil has been tested and properly removed.

. All trash, debris, and waste materials will be disposed of offsite, in accordance with current
local, state, and federal disposal regulations and procedures.
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. To mitigate for the presence of restricted agricultural residues onsite which were found to
slightly exceed the thresholds established in the PRGs, the project shall place the dieldrin and
toxaphene affected soil to depths of 2 to 3 feet, as determined by their sample locations This
measure would occur in conjunction with the import of more than 400,000 cubic yards of fill
required to raise site grades an average of 3 to 4 feet, and would thereby place a minimum fill
cap of 3 feet over the affected soil and a minimum of 7 feet above groundwater. Placement
of the affected soil shall be in the proposed parking areas of the Pavilion Commercial Center.
This would place the affected soil at least 10 feet away from the proposed underground
utilities and proposed bio-swales, and more than 1,500 feet west of the San Luis Rey River
levee upon grading completion, thus eliminating potential impacts to surface and
groundwater.

. An asbestos and lead survey shall be performed on the structures that currently occupy the site
due to their age and potential for carrying these substances. This survey should be performed
by a licensed asbestos/lead contractor prior to demolition, removal, and disposal.

. With regard to airport safety, prior to issuance of building permits, the project will be required
to provide evidence of compliance with any imposed height limitations or other FAA
overflight safety requirements.

Mitigation Implementation and Monitoring. Proof of remediation of any hazardous materials
shall be provided to the City of Oceanside’s City Planner and City Engineer prior to the issuance
of the project’s grading permit.

G. HYDROLOGY AND WATER QUALITY
Impact

Water Quality. The project will result in approximately 77 percent of the area being impervious, as
compared to approximately 30 percent impervious in the existing condition. Best Management
Practices (BMPs) have been developed to avoid and minimize impacts to water quality; these BMPs
are proposed as part of the project design. Streets have been designed to minimum widths acceptable
for vehicular safety and fire truck access. Parking lots, sidewalks, patios, roof top drains, rain gutters
and other impervious surfaces are designed to drain to landscaping, vegetated buffer strips,-or
vegetated swales where practicable.

Approximately 9,800 linear feet of vegetated swales and approximately 31,850 square feet of
vegetated buffer strip are included to treat runoff from buildings and parking areas; these
swales/buffer strips would be gently sloped areas planted with vegetation such as grasses, sedges,
and other plants to provide filtration and treat runoff from buildings and parking areas. All runoff
water being treated by vegetated swales for water quality purposes will flow through approximately
100 feet of swale before entering the storm drain system; runoff will flow at less than two feet per
second. The length of the vegetated swales and the low velocity of the runoff allows maximum
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pollutant removal. Runoff from the majority of the site will be treated with vegetated swales.
Runoff from areas that cannot enter vegetated swales will be treated with filters at the storm drain
inlets, and with hydrocarbon booms. All storm drain inlets will be stenciled or labeled with
prohibitive language on dumping, such as “No Dumping — I Live Downstream.”

Irrigation for each project landscape area will be designed for its size and aspect, and for its
vegetation’s specific water requirements, including such devices as bubblers or drip irrigation in
planter boxes. Rain shutoff devices will be included to prevent irrigation after precipitation. Flow
reducers or shutoff valves will be installed to control water loss in the case of a broken sprinkler
head or water line. All trash container areas will be paved with an impervious surface designed to
prevent runoff from adjacent areas to enter, and will be screened or walled and include a roof,
awning, or attached lid on containers to keep-out rain

All BMPs proposed in the public right-of-way will be maintained, monitored, and inspected by the
City of Oceanside in perpetuity. All privately-owned BMPs will be monitored and maintained by
the association, developer, or owner.

Drainage and Retention. Existing drainage to the river is via the on-site 48-inch reinforced concrete
pipe (RCP) through the levee, and the outlet of Middle Pond, to the west of the project. Some post
development drainage would go to the outlet of Park Pond, to the north of the project.

The post-development drainage area of the 48-inch RCP would be approximately 33.1 acres. During
the 10-year on-site storm event coinciding with a 100-year storm in the river, the flap gates to the
river are closed and runoff will eventually collect in the storm drain system. When the capacity of
the storm drain system is exceeded, runoff will flow to the north to Park Pond, through a bypass
pipe. The connection between the storm drain system and the bypass pipe will be inside the inlet
structure next to the adjacent property. Inside the inlet structure, the elevation of the pipe from the
storm drain system will be lower than the bypass pipe, requiring that storm drain system be at storage
capacity before water will enter the bypass pipe. The bypass system would not put the adjacent off-
site property at risk of backflow from Park Pond. .

Ponding now occurs under existing conditions, mostly in the form of overland flooding. No ponding
would be expected in the on-site parking lots, as the adjacent property is at a lower elevation. Some
ponding would occur in a portion of the adjacent property. A ponding depth of two feet at the inlet
structure would inundate approximately 3.9 acres of the adjacent property. For most of the projected
3.9 acres the ponding depth would be less than one foot.

Approximately 21.9 on-site acres are proposed to drain to Park Pond under normal runoff conditions.
This is approximately one-half of the area assumed in the Army Corps of Engineers’ General Design
Memorandum (GDM) for the river flood control project. This area is less because the GDM did not
include the on-site 48-inch RCP, which drains part of the area that the GDM assumed would drain
to Park Pond (although not in the GDM, the 48-inch RCP was constructed with the levee) For
Middle Pond, the GDM map indicated there were assumed to be approximately 49.4 acres of on-site
and off-site area. With the proposed project, there would be less on-site area and more off-site area
than assumed in the GDM.
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According to the Flood Insurance Rate Map from the Federal Emergency Management Agency
(FEMA), the entire subject property is presently located within Zone A99, which is defined as an
“area to be protected from the 100-year flood zone by a Federal Flood Protection System currently
under construction”. The protection system in place is the U.S. Army Corps of Engineers San Luis
Rey River levee system that was constructed by the Corps. An Operations & Maintenance Plan has
recently been permitted by the Resources Agencies. Phase 1 clearing of vegetation has begun and
will be completed after September 15, 2008. When these plans are implemented, FEMA will
formally revise the official flood plain mapping to indicate that the site is fully protected from the
100-year flood. It is unknown whether FEMA final certification of the levee will occur prior to
project completion. If certified, it would remove the subject property from its classification within
Zone A99. Ifnot certified in a manner timely to project development, the project will need to obtain
a Conditional Letter of Map Revision (CLOMR) from FEMA.

Mitigation

No mitigation is required.

H. LAND USE
Impact.

Community Commercial Designation. The proposed Development Plan meets or exceeds all City
development regulations for a Community Commercial zone, including standardsrelated to building
coverage, landscaping, parking, and setbacks. The buildings along the project’s eastern boundary
would be approximately 100 feet from existing single-family residential development.

Draft Subarea Plan (SAP). In preserving approximately 4 acres along the site’s eastern boundary,
- the Reduced Project/Subarea Plan Alternative would be developed in compliance with the
requirements of the draft SAP. The 4 acres would remain undeveloped and be restored to serve as
a functioning wildlife movement corridor and linkage for the gnatcatcher. This 100-foot wide
corridor is immediately adjacent to a 100-foot-wide off-site SDG&E corridor. Combined, these
would ultimately provide a 200 foot-wide corridor for gnatcatcher movement, thus meeting the goals
of the Draft SAP.

The project would not physically divide an established community, as it is presently a vacant site
located between industrial, commercial and residential areas. No significant impacts to land use are
expected to occur with respect to the community commercial land use designation, as the project is
in full compliance with all regulations. The project is also in compliance with all applicable
regulations related to airport safety.

Mitigation. No mitigation is required.
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° Oceanside Boulevard west of El Camino Real (LOS D)

Two intersections would operate at unacceptable levels under cumulative conditions, with or without
the Pavilion at Oceanside project:

o SR 76/Rancho del Oro Drive in both peak hours (LOS F)
° SR 76/ College Boulevard in the pm peak hour (LOS E)

Existing Plus Cumulative Conditions with the Project. Analysis projected six street segments would
not operate at LOS C or better due to the additional traffic of the Pavilion at Oceanside:

° Mission Avenue between the 1-5 Ramps (LOS D)

. Mission Avenue between Foussat Road and El Camino Real (LOS E)

o North Douglas Drive between North River Road and Pala Road (LOS E)
° North Douglas Drive between Pala Road and El Camino Real (LOS F)

° El Camino Real between Mesa Drive and Oceanside Boulevard (LOS D)
. Oceanside Boulevard west of El Camino Real (LOS D)

Asnoted above, two intersections would operate at unacceptable levels under cumulative conditions,
with or without the Pavilion at Oceanside project.

Horizon Year 2020 Traffic Conditions without the Project and without the off-site Pala Road
extension. The following seven City of Oceanside roadway segments are projected to operate at less
than LOS C: ‘

. Mission Avenue west of the I-5 ramps (LOS D)

° Mission Avenue between the I-5 ramps (LOS E) -

o Rancho del Oro Drive south of Oceanside Boulevard (LOS D)

° Oceanside Boulevard west of El Camino Real (LOS D)

. El Camino Real between Mesa Drive and Oceanside Boulevard (LOS D) -
. North Douglas Drive between North River Road and Pala Road (LOS E)
. North Douglas Drive between Pala Road and El Camino Real (LOS F)

Three intersections would operate at unacceptable levels):

. ~ Mesa Drive/El Camino Real, pm peak hour (LOS E)
. Oceanside Boulevard/El Camino Real, pm peak hour (LOS E)
. SR 76/College Boulevard, pm peak hour (LOS E)

Horizon Year 2020 Traffic Conditions with the Project and without the off-site PalaRoad extension.

The same seven roadway segments noted above for Horizon Year 2020 without the project are also
projected to operate at less than LOS C. An additional two roadway segments would be impacted
with the addition of the project:

. Mission Avenue between Foussat Road to El Camino Real (LOS F)
. El Camino Real between Los Arbolitos and Mission Avenue (LOS D)
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In addition to the three intersections noted above, the Pala Road/Douglas Drive intersection is
projected to operate at LOS E in the am peak hour.

Fill Haul Route Analysis. Approximately 459,000 cubic yards of material would be moved by truck
to the project. One potential source of material is El Corazon. The roadway segments and
intersections were analyzed with the assumption that all 459,000 cubic yards of material would come
from El Corazon. All roadway segments operate at acceptable levels under existing conditions. All
roadways segments are projected to operate at acceptable levels with the addition of the fill trucks
except the segment El Camino Real between Mesa Drive and Oceanside Boulevard, where the LOS
is projected to be reduced from LOS C to LOS D. Under the Short-Term Cumulative scenario, this
segment operates at LOS D with or without this truck traffic. Allintersections are forecast to operate
at acceptable levels of service during the am peak. Itis anticipated that all truck traffic will end prior
to the pm peak. :

Some material may come from sources other than El Corazon. Any material received from a
different source would reduce the amount needed from El Corazon, and thereby reduce the number
of truck trips from El Corazon and any impacts from that truck traffic.

For Horizon Year 2020 the following roadway segments are forecast to be significantly impacted by
this project:

. Mission Avenue between Foussat Road and El Camino Real (Direct Impact)

. El Camino Real between Los Arbolitos Boulevard and Mission Avenue (Indirect Impact)
. North Douglas Drive between North River Road and Pala Road (Indirect Impact)

. North Douglas Drive between Pala Road and El Camino Real (Indirect Impact)

The following intersections are forecast to be significantly impacted by this project:

. Pala Road/ North Douglas Drive (Direct Impact)
. SR 76 / Rancho del Oro Drive (Indirect Impact)

For the import of fill, the roadway segment El Camino Real between Mesa Drive and Oceanside
Boulevard is forecast to operate deficiently with the addition of the truck traffic. Under the
cumulative scenario, this segment is projected to operate deficiently with or without the truck traffic
moving material for the Pavilion at Oceanside.

Mitigation
Impacts caused by a project (direct impacts) are to be mitigated by that project. Impacts caused by

a project and other projects (indirect/cumulative impacts) are mitigated by each project paying its
proportional share (fair share). ’
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Roadway Segments

o Mission Avenue between Foussat Road and El Camino Real (project frontage). The project
will install dedicated right turn lane. westbound and dual eastbound left turn lanes at the
project access road to improve flow along Mission Avenue.

o El Camino Real between Los Arbolitos Boulevard and Mission Avenue. The project will
contribute its Fair Share costs for the installation of a second northbound left turn lane from
El Camino Real onto Los Arbolitos Boulevard, to improve northbound traffic flow on El
Camino Real.

° North Douglas Drive between North River Road and Pala Road. There are significant
unavoidable impacts due to right-of-way limitations associated with the existing bridge
across the San Luis Rey River within this roadway segment; this is identified in the
Circulation Element.

° North Douglas Drive between Pala Road and El Camino Real. The City of Oceanside’s
General Plan Land Use Element has noted acceptable LOS could be obtained by constructing
this roadway segment as a six-lane major arterial, but due to right-of-way constraints only
a four-lane major arterial can be accommodated. The segment can be improved by
installation of dual northbound left turn lanes at Pala Road to improve flow on Douglas
Drive will be done by the project. This improvement is also needed to mitigate project
intersection impacts, and thus the project will construct this improvement.

These creative measures will improve traffic flow on these segments. At this time, the widening of
SR 76 is planned by Caltrans, and that widening is assumed as being in place for analytic purposes,
but funding and commencement dates have not been established.

Intersections

J SR 76/ Rancho del Oro Drive. Widening of SR 76 to six lanes would mitigate this impact.
It is not known when the widening will occur. If interim measures are needed, the project
will contribute its Fair Share costs for restriping the northbound approach to provide an
exclusive right turn lane and right turn overlap phase, which would improve LOS to D.

. Pala Road/ North Douglas Drive. The project will modify the traffic signal and phasing to
include an eastbound right-turn overlap from Pala Road onto North Douglas Drive. The
project will install dual northbound left-turn lanes at Pala Road to improve traffic flow on
North Douglas Drive. These measures will improve LOS to C.

The import of fill portion of the project is of short duration, but the additional truck traffic will result
in a deficient level of service on the segment of El Camino Real between Mesa Drive and Oceanside
Boulevard. The Short-term Cumulative analysis found the segment would operate at a deficient
level with or without this truck traffic. The City of Oceanside has planned roadway improvements
for segments of El Camino Real, which are expected to be completed in 2008. The City has directed
this project be responsible for videotaping roadway conditions prior to and after truck activities are
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completed. Project truck drivers will maintain daily logs of roadway conditions and report damages
greater than normal wear and tear of the roadways. Roadway damage directly caused by the project’s
truck hauling activities will be the responsibility of the project applicant. Since El Camino Real is
designated by the City as a truck route, normal wear and tear and damages unrelated to project traffic
will not be the responsibility of the project applicant.

The length of time of impact could be lessened by extending the daily work time to eight hours (7:30
am - 3:30 pm) and by extending the work week to include Saturday (Appendix I). This would result
in a total duration of approximately 44 working days over an approximately seven to eight-week
period. All queuing and stacking of haul trucks will be managed on-site, at both the project site and
El Corazon, to minimize impacts on public roads. This may require an extension of the driveways
and stacking areas.

Impacts Not Mitigated to below a Level of Significance.

The segment of North Douglas Drive between North River Road and Pala Road shows significant
.impacts to traffic flow due to the constraints of the bridge over the San Luis Rey River, included in
this roadway segment.

The impact of the trucks hauling material on the roadway segment of El Camino Real between Mesa
Drive and Oceanside Boulevard would be a short-term impact that is not mitigated to below a level
of significance. |

L. UTILITIES

Impact

Natural Gas and Electricity. The proposed project will increase demand for natural gas and
electricity. Asthe project will be able to access existing San Diego Gas and Electric utility lines, no
impact to these services is anticipated.

Facilities within the 200-foot wide corridor require regular maintenance, including washing the
insulators with high pressure water. Cars parked within the easement may %et wet during the
washing procedure. Additionally, SDG&E may need to add additional circuits ahd facilities within
the easement (e.g., wooden poles, upgrading wooden poles to towers, replacement of individual
wires, etc.). During those activities, it may be necessary to shut down parking and use of the bus
stop in areas of the easement.

Telephone and Cable Television Services. Development of the proposed Pavilion Commercial
Center would increase demand for telephone and cable television services. As both of these services
can be provided to the project by Cox Communications, no negative impacts to either service is
anticipated.

Solid Waste Disposal Service. Waste Management of North County services all of Oceanside, and
will therefore provide service to the project site as well. Other than increasing demand for solid
waste disposal, which can be met, the project would have no impacts on solid waste disposal service.

S-31



Natural Gas and Electricity. As natural gas and electricity services can be provided to the project
through existing utility lines, no significant impacts to these services would be anticipated following
project implementation. As the project has been designed to accommodate the on-going access
needs of SDG&E, no significant impacts would occur with respect to the existing lines and
easements.

Telephone and Cable Television Services. No significant impacts to telephone and cable television
services are anticipated to result from project development.

Solid Waste Disposal Service. As solid waste disposal service will be provided to the proposed
project by Waste Management of North County, no significant adverse impacts are anticipated
following project implementation.

Mitigation
Natural Gas. Electricity, Telephone, Cable Television and Solid Waste Disposal Services. No

significant adverse impacts to these services are associated with implementation of this project,
therefore no mitigation measures are required.
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CHAPTER B

LETTERS OF AND RESPONSES TO PUBLIC COMMENTS

During the public review period which commenced May 12, 2008 and ended July 10, 2008 nine
public agency comment letters, two from attorneys/legal services, and three letters from the public
were received on the Pavilion at Oceanside Project DEIR (SCH No. 2006111033). Each letter is
reprinted in this section along with written responses from the City of Oceanside. On the following
pages, comment letters are provided on the left, with specific comments identified by number in the
left-hand margin. Responses to the comments are provided on the right side of the page, and are
numbered to correspond with the comment. Where similar responses were received from multiple
sources, the reader is referred to the previous applicable response for detailed explanation.
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DEPARTMENT OF THE ARMY
LOS ANGELES DISTRICT CORPS OF ENGINEERS
P.0. BOX 532711
LOS ANGELES, CALIFORNIA 80083-2325

“AF/ REPLY TO

ATTENTION OF August 29, 2008

Program and Project
Management Division

Jerry Hittleman

Planning Department

City of Oceanside

300 N Pacific Coast Highway
Oceanside, California 92054

Dear Mr. Hittleman:

Thank you for providing the Draft Environmental Impact Report (“EIR”) for the proposed
Pavilion project at Oceanside, California, dated May 5, 2008, to the Corps for review. My staff
has completed a review of the EIR and I have enclosed their specific comments and concerns
with this letter. We have determined that the proposed project is generally outside of the
boundaries of the adjacent San Luis Rey River Flood Risk Management Project (River Project),
and is therefore acceptable to the Corps of Engineers. However, we have also determined that
Project Alternative B would not be compatible with the Federal project. This alternative
involves an extension of Pala Road through Park Pond, which is an important feature of the
River Project.

As indicated on page 186 of the EIR, Alternative B would reduce flood control storage as
well as riparian and wetland habitat in the Pond. The habitat areas within Park Pond that would
be affected by the road are part of the Corps and City mitigation commitments, as agreed in the
Streambed Alteration Agreement (SAA) and the California Endangered Species Act (CESA)
permit for the River Project issued to the City in February 2008. Under the terms of the permits,
Park Pond must be protected from any development by a restrictive covenant or conservation
easement. Therefore, the EIR should be revised to explain that Alternative B as proposed would
not be approvable due to existing commitments and uses by the River Project. ’

As you know, the coordination with the resource agencies this past winter resulted in several
additional requirements to allow the completion of the River Project. The CESA permit and
" SAA issued to the City require that a conservation easement or restrictive covenant be placed
over the mitigation areas no later than two years from the loss of habitat per phase (see Section
5.2.7 of the CESA permit and Condition 18 of the SAA). In addition, the CESA permit requires
that the City and Corps spend five million dollars on species recovery activities including
restoration of approximately 45.5 acres to vireo-quality habitat (see Sections 5.2.3 and 5.2.5).
The mitigation requirements must occur in step with the loss; therefore, the City and the Corps
must provide approximately 25 acres of additional mitigation land by February of 2010. The
Biological Opinion for the River Project contains requiremerits for the recovery activities that
must be met before we can begin Phase [l mowing. We need to work cooperatively to identify



the appropriate lands and formulate an acquisition and restoration plan per the timeline required
in the permits. Finally, the City agreed in the CESA permit to complete its sub-area plan within
eighteen months of the CESA permit’s issuance (approximately August 2009) (see Section
5.2.4.1.). If the sub-area plan is not approved by that date, the CDFG may decide to revise the
CESA permit to include substitute requirements which could increase project costs significantly.
We are committed to working with the City on team solutions to meeting these essential project
requirements.

A copy of this letter is being provided to Mr. Peter Weiss, City Manager and
Mr. Don Hadley, Deputy City Manager, City of Oceanside, 300 North Coast Highway,
Oceanside, California 92054.

Thank you again for providing the Corps an opportunity to review the EIR. Should you have
any questions, please feel free to contact me at (213) 452-3961, or your staff may contact Mr.
David Van Dorpe, at (213) 452-3998 or by mail at U.S. Army Corps of Engineers, P.O. Box
532711, Los Angeles, California 90053-2325.

Sincerely,

etk R

! Brian Moore
Deputy District Engineer

Enclosure

33.



CESPL-PD
CESPL-ED

Staff comments on specific issues in the Draft Environmental Impact Report, Pavilion at
Oceanside, dated May 5, 2008

1. On pages S-9 and 71, the EIR incorrectly states that the levee is rock-faced on both sides.
The EIR should be corrected to state that the levee is grouted rip-rap on the interior (river side)
only. ‘

2. On page 186, the EIR describes Alternative B as consistent with land use and the circulation

element of the City of Oceanside. Because the extension of Pala Road through Park Pond is

inconsistent with the San Luis Rey Flood Risk Management Project, the EIR should be
" corrected to note that Alternative B is not consistent with land use plans for the area.

3. The EIR states that the purpose of the road atop the levee is recreation use. The primary
purpose of the road atop the levee is as a maintenance road and the secondary purpose is as a
recreation trail.

4. Reference pages 105 & 109 of the EIR. The timing of the flood insurance map revisions is
somewhat uncertain, as it is dependent upon the results of an updated engineering evaluation of
the project performance, as well as the funding and schedule for the phased vegetation and
sediment maintenance.

5. On page 183, referring to the Pala Road Alternative, Biological Resources: There is no
mention of least Bell’s vireo in Park Pond and that this road may directly take out one or more
nests. The 2006 vireo survey/monitoring report for the San Luis Rey River Flood Risk
Management Project will soon be final and it should be referenced as the most recent data for
vireo nest locations with regard to Park Pond, as this pond is covered by the survey/monitoring.
If the 2006 data cannot be referenced, 2005 data should be used. '

CZw L OSUPE
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I. INTRODUCTION

This report presents a mitigation plan for wetland impacts associated with development of the
Pavilion at Oceanside property. The mitigation will be conducted in compliance with U.S. Army
Corps of Engineers (Corps; permit pending), Regional Water Quality Control Board (RWQCB;
permit pending), California Department of Fish and Game (CDFG; permit pending), and City of
Oceanside Environmental Impact Report (EIR) requirements for jurisdictional impacts. Mitigation
within the approved site will be maximized, and the additional mitigation required will be acquisition
of wetland credits and is not addressed in this plan. The goal is to create wetland habitat to mitigate
for habitat loss from project implementation. The expanded habitat is expected to approach the
function and value of established habitat within five years.

II. PROJECT DESCRIPTION

A. PROJECT LOCATION

The approximately 92.3-acre Pavilion at Oceanside project site is located in Oceanside, California
(Figure 1) west of Fireside Street and immediately north of Mission Avenue and State Route (SR) 76
(Figure 2).

The project site is included in the Review Draft: Final Oceanside Subarea Habitat Conservation Plan
HCP)/Natural Communities Conservation Plan (NCCP; Draft Subarea Plan; AMEC and CBI 2004)
for the Multiple Habitat Conservation Program (MHCP). It is not located within a Pre-approved
Mitigation Area (PAMA) under this draft plan.

B. PROJECT DESCRIPTION

The proposed project includes construction of an approximately 881,400 square foot commercial
shopping center, including a variety of retail shops, a movie theater, restaurants, health club, and
future hotel with pedestrian linkages, open space, and parking. Access to the proposed project would
be from Foussat Road and Mission Avenue. Grading work for the project would include import of fill
to allow for appropriate drainage and utilities to serve site development.

C. PROJECT IMPACTS

Implementation of the proposed project would result in direct impacts to approximately 42.9 acres of
sensitive vegeration communities: 0.51 acre of southern willow scrub (including disturbed), 0.22 acre
of disturbed wetland, 0.7 acre of coyote brush scrub (including disturbed), and 41.5 acres of non-
native grassland (including disturbed). Impacts to sensitive vegetation communities are considered
significant. Non-native vegetation, disturbed habitat, and developed land are not considered sensitive
habitats. These impacts have been considered and accounted for in the project’s biological technical
report (HELIX 2007). -
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1. Wetland Communities

Permanent impacts to jurisdictional areas would result from the development of the proposed project
(Figure 3; Table 1). Federal (Corps) jurisdictional areas affected by the project consist of 0.27 acre of
wetlands, and State (CDFG) jurisdictional areas affected by the project consist of 0.28 acre of
wetlands. Wetland vegetative areas not considered jurisdictional by Corps and CDFG are considered
jurisdictional by the City under the NCCP; Draft Subarea Plan (AMEC and CBI 2004). Under this
plan all impacted wetland vegetation communities (southern willow scrub, southern willow scrub —
disturbed, and disturbed wetland) are within Habitat Group A. The proposed project would impact
0.73 acre of City jurisdictional wetland habitat.

Table 1
JURISDICTIONAL IMPACTS (acre)

JURISDICTIONAL AREA IMPACTS (acre)
HABITAT Draft City
Corps CDFG NCCP
Southern willow scrub A1 A2 12
Southern willow scrub - disturbed - - .39
Disturbed wetland .16 .16 22
TOTAL .27 .28 73

I1I. MITIGATION REQUIREMENTS

A. WETLAND COMMUNITIES

Jurisdictional impacts due to permanent project impacts will be mitigated through a combination of
on-site expansion (creation) as well as the purchase of mitigation credits from an acceptable mitigation
bank. Impacts to southern willow scrub will be mitigated at a 3:1 ratio. Impacts to disturbed
southern willow scrub and disturbed wetland will be mitigated at a 2:1 ratio. In order to comply with
the no net loss policy of wetland habitat, 2 minimum 1:1 ratio must be provided for with creation of
habitat. Table 3 summarizes the mitigation requirements.

Table 3
JURISDICTIONAL MITIGATION REQUIREMENTS*
HABITAT IMPACT MI TIGATION
Ratio Acreage

Southern willow scrub 12 3:1 .36

Southern willow scrub - disturbed .39 2:1 .78

Disturbed wetland 22 2:1 44
TOTAL .73 -—- 1.58

*With the exception of ratios, all numbers are in acres(s)

HELIX
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IV. MITIGATION LOCATION

A. RESTORATION LOCATION

The wetland mitigation site in an area is considered under the NCCP; Draft Subarea Plan (AMEC and
CBI 2004) as having a high potential for restoration — VERIFYH!L. It is located approximately 500
feet north of the project boundary (Figure 4). Approximately 0.46 acre of wetland habitat will be
created-along with a 20-foot wide Diegan coastal sage scrub buffer totaling approximately 0.19 acre
(Figure 5). The remaining 1.12 acres of required mitigation will be accomplished by off site
acquisition of wetland credits and is not included in this mitigation plan.

B. ENVIRONMENTAL SETTING

The mitigation site (owned by the City of Oceanside) is currently vacant. It is bound by a SDG&E
easement to the west and the San Luis Rey river to the east. Currently the mitigation site is disturbed,
containing non-native vegetation and dirt roads. Elevation of the mitigation site is approximately 10
feet above that of adjacent wetland vegetation. Associated soil is Riverwash (Bowman 1973).

V. IMPLEMENTATION PLAN

A. RATIONALE FOR EXPECTING IMPLEMENTATION SUCCESS

Based on the location, small size, and hydrology of the wetland restoration area, wetland creation
efforts are anticipated to be successful. The area selected for wetland creation is immediately adjacent
to existing preserved wetland habitat and extends the boundaries of that habitat. Grading the
mitigation area to the same elevation as the existing wetland habitat will restore hydrology in the
restoration area.

B. RESPONSIBLE PARTIES

1. Project Pfoponent

Thomas Enterprises, Inc. will be responsible for financing the installation, maintenance, and
monitoring of the wetland restoration mitigation requirements. Thomas Enterprises, Inc. will be
responsible for preparation and execution of a conservation easement ensuring preservation in
perpetuity. Contact information for Thomas Enterprises, Inc. is provided below.

Mr. Mel Kuhnel, Vice President of Development
Thomas Enterprises, Inc.

2385 Shelter Island Dr., Ste. 202

San Diego, CA 921006

HELIX
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2. Restoration Specialist

Overall supervision of the installation, maintenance, and monitoring of this mitigation project will be
the responsibility of a restoration specialist with wetland restoration experience. This person will oversee
the efforts of the landscape contractor(s) for the life of the project. Specific tasks of the restoration
specialist include educating all participants about mitigation goals and requirements and directly
overseeing planting, seeding, weeding, and maintenance. The restoration specialist will ensure that the
contractor does not inadvertently impact sensitive habitat areas not contemplated in this plan. When
necessary, the restoration specialist will provide the project applicant and contractor with a written
monitoring memo, including a list of items in need of attention. The habitat restoration specialist would
notify the contractor and responsible party if any requested remediation is not addressed. The
restoration specialist also will prepare and submit annual reports as well as a final report to Thomas
Enterprises, Inc., City of Oceanside (City), Corps, and CDFG.

3. Landscape Architect

A licensed landscape architect will prepare construction documents, including grading, irrigation, and
planting plans. This person will inspect the irrigation system and assist in other inspections (e.g.,
plant deliveries) as necessary.

4. Installation/Maintenance Contractor

The installation and maintenance contractor(s) will have wetland restoration experience and be under
direction of the restoration specialist. Installation will include grading, irrigation installation, seeding,
planting, and weed/tree removal. Maintenance following installation completion will occur for a five-
year period. The initial four months of the maintenance period is also an establishment period. At least
one month prior to the end of this establishment period, the contractor will be responsible for replacing
any dead or terminally diseased plants. Plant replacement will be at the direction of the restoration
specialist. Different contractors may be used for the installation and maintenance phases of the
restoration job. Thomas Enterprises, Inc. may change contractors at its discretion. The contractor(s)
will service the entire restoration area as required, and will meet the restoration specialist at the site
when requested and perform all checklist items in a timely manner as directed by Thomas Enterprises,
Inc. The maintenance contractor will be educated as to the maintenance of native plant habitat and the
difference between native plants and weeds. Maintenance would include but not be limited to weed
control, trash removal, watering, dead plant replacement, and re-seeding. All activities conducted
would be seasonally appropriate and approved by the restoration specialist. - The landscape and
maintenance contractor(s) will work closely with the restoration specialist to ensure the installation and
maintenance of native plant habitat and to determine differentiation between native plants and weeds.

C. IMPLEMENTATION SCHEDULE

Restoration activities will begin as soon after approval of this plan as weather allows and should be
completed within one month or as quickly as practicable. Monitoring of the restoration effort will begin
with its construction. The monitoring program will continue for a five-year period following completion
of the installation as determined by the restoration specialist. Regular monitoring visits will be
conducted during the monitoring period with an annual report distributed by December of each year.
Annual report results will be used to gauge the success of the restoration effort as well as determine any
necessary remedial actions. At the end of the five-year period, a final report will be produced by the -

HELIX
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restoration specialist and submitted to Thomas Enterprises, Inc., the City, Corps, and CDFG.

D. SITE PREPARATION

The restoration specialist will mark all areas to be graded and/or avoided with stakes, flags, and/or
gypsum. An on-site meeting will be held with the landscape contractor and the restoration specialist
to identify sensitive areas and devise a strategy for avoidance prior to initiation of restoration activities.
One specific staging area will be established in the proposed development area adjacent to the
restoration sites. All vehicles and construction equipment will be restricted to the staging area when
not required for restoration activities. An excavator, backhoe, or similar equipment will be used to
prepare the site.

E. PLANTING PLAN

1. Wetland Communities

Wetland habitat restoration will consist of the reintroduction of native plant materials in addition to
the physical construction described above. Once the area has been graded and irrigation installation is
complete, the restoration areas will be planted and seeded. Nursery-grown container plants and/or
cuttings and native seed propagated or collected from on-site or nearby sources will be used. Use of
all seed and container stock must be inspected and approved by the restoration specialist prior to
installation. - "

Container stock should be installed in holes that are at least 1.5 times larger than the stock. Holes will
be dug with mechanical augers where possible and by hand elsewhere. All container stock would be of
the size specified in Table 5. Seeding will be conducted either by hand (through a hand-powered
whirling seed dispenser) or as the first step in a two-step hydroseed/mulch application process. Hand-
seeding is the preferred method whenever practical. Whichever seeding method is employed, seed must
be applied prior to the application of any erosion control materials (fiber mulch, blankets, etc.).
Hydroseeding/mulching may be conducted only if it can be accomplished without affecting any extant
native or restored vegetation, as determined by the restoration specialist. No other soil preparation or
seed scarification/inoculation will be required, and no amendments or additives will be used.

Table 5
SOUTHERN WILLOW SCRUB PLANT PALETTE
CONTAINER PALETTE
Scientific Name Common Name Spacing Groxixp 8 | Amount to be Ordered
on Center Size
Baccharis salicifolia mule fat 6 feet 8 350
Salix lasiolepis arroyo willow 10 feet 5 200
Salix gooddingii black willow 10 feet 5 200
Salix exigua sandbar willow 6 feet 6 200
. Fremont’s
Populus fremontti cortonwood 10 feet 3 50
TOTAL 1,000
HELIX
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Table 5 (cont.)

SOUTHERN WILLOW SCRUB PLANT PALETTE

SEED MIXTURE

Scientific Name

Common Name

Percent Purity/

Amount to

Germination be Ordered (Ibs)
Ambrosia psilostachya Western ragweed 20/30 3
Avrtemisia douglasiana Douglas mugwort 15/50 3
Baccharis salicifolia mule fat 10/20 2
Pluchea odorata marsh fleabane 20/50 2
Isocoma menziesii goldenbush 40/30 2
TOTAL 12

2. Diegan Coastal Cage Scrub Buffer

The buffer will be planted and seeded with native vegetation mentioned in Table 6. Methods for
planting and seeding are the same as the wetland area.

Table 6
DIEGAN COASTAL SAGE SCRUB BUFFER PLANT PALETTE
CONTAINER PALETTE
Scientific Common Sp ?)crllng Grouping Amount to
Name Name Size be Ordered
Center

Artemisia californica California sagebrush p) 4 120
Encelia californica California encelia 5 3 110
Ertogonum fasciculatum California buckwheat 5 6 200
Mimulus auvantiacus Sticky monkey flower 5 3 60
Salvia mellifera Black sage 5 3 60
TOTAL 550

Table 6 (cont.)

DIEGAN COASTAL SAGE SCRUB BUFFER PLANT PALETTE

SEED MIXTURE
Scientific Name Common Name PércenF Pu'rity/ Amount to be Ordered
ermination (Ibs.)

Avrtemisia californica California sagebrush 15/50 1
Detnandra fasciculata Fascicled tarplant 10/25 1
Encelia californica California encelia 40/80 1
Erigonum fasciculatum California buckwheat 50/20 1
Eriophyllum confertiflorum | Golden yarrow 30/70 1
Lsocoma_menziesii Goldenbush 40/30 1
Nassella pulchra Purple needlegrass 70/60 1
Plantago evecta Dwarf plantain 90/80 1
Sisyrinchium bellum Blue-eyed grass' 95/75 1

TOTAL 9

HELX
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F. IRRIGATION PLAN

Irrigation is planned for the wetland restoration areas. Water will be applied infrequently and only as
needed to prevent plant and seedling mortality. The irrigation schedule will attempt to develop deep
root growth with evenly spaced, infrequent, deep applications of water. To obtain deep penetration of
water, the irrigation system may be activated several times in one 24-hour period. Irrigation will be
minimized to the extent possible following natural rainfall events. .

Once plant material is established and does not require supplemental irrigation, the above-ground
portions of the system will be removed. The restoration specialist will determine how and when the
system will be removed.

The goal is to obtain germination and growth with the least amount of irrigation. Frequent irrigation
encourages weed invasion and leaches nutrients from the soil. Native plantings that are infrequently
irrigated may grow slower initially but will ultimately develop into better habitat. As a result,
irrigation will be used for the first three years (or less) of the monitoring period. During the final two
years, monitoring would determine the success of the project without irrigation.

G. AS-BUILT CONDITIONS

Within six weeks of completion of the site grading and planting, a report will be submitted to the
Corps, CDFG, RWQCB, and City that describes the status of the mitigation area. Part of this
submittal will be an as-built graphic that depicts deviations in the locations of plantings, structures,
and other key features from the construction documents.

VI. MAINTENANCE PLAN

A. MAINTENANCE ACTIVITIES

A five-year maintenance program is proposed to ensure the successful establishment and persistence of
the created wetland and upland habitats. The maintenance program will involve removal of trash,
weed control, hydrological/topographical modification, and any remedial measures deemed necessary
for the success of the restoration program (e.g., re-seeding and re-contouring). Maintenance activities
will be directed by the restoration specialist.

Hydrologic conditions will be modified if necessary to assure prolonged periods of inundation to help
control exotic species within the wetland creation areas. Care will be taken to avoid impacts to

existing wetlands and uplands where these impacts are not part of the project or mitigation plan.

1. General Maintenance

Damage to plants, irrigation systems, and other facilities occurring as a result of unusual weather or
vandalism will be repaired as directed by the restoration specialist. The cost of such repairs will be
paid for as extra work. The contractor will repair any damage caused by the contractor’s inadequate
maintenance or operation of irrigation facilities as determined by the restoration specialist.

HELIX
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It is the contractor’s responsibility to keep all planted areas free of debris and to monitor irrigation
function and scheduling, plant material condition and health, weeding, and erosion control. During
the first year of the contract, these events will be conducted twice a month and monthly thereafter
during the remainder of the contract.

These maintenance guidelines are specifically tailored for native plant establishment. Maintenance
personnel will be fully informed of the habitat creation/enhancement program so that they understand
the effort’s goals and maintenance requirements. A professional with experience and knowledge in
native habitat creation/enhancement maintenance will supervise all maintenance.

2. Weed Control

Particular emphasis will be placed on pro-active weed control. Weed eradication will be conducted as
necessary to minimize competition that could prevent the establishment of native species. As weeds
become evident, they should be removed by hand or controlled with the proper herbicides. The
restoration specialist will oversee weed control by the landscape contractor. Landscape personnel will
be trained to distinguish weed species from desirable native vegetation.

Examples of weeds to be controlled include, but are not limited to, Italian ryegrass (Lolium
mulsiflovum), pampas grass (Cortaderia jubata), rabbitsfoot grass (Polypogon monspeliensis), poison hemlock
(Contum maculatum), fennel (Foeniculum vulgare), Iralian thistle (Carduus pycnocephalus), curly dock (Rumex
crispus), castor bean (Ricinus communis), eastern cocklebur (Xanthium strumarium), eucalyptus (Eucalypius
sp.), tamarisk (Tamarix sp.), black mustard (Brassica nigra), artichoke thistle (Cynara cardunculus),
garland daisy (Chrysanthemum coronarium), and Bermuda grass (Cynodon dactylon).

A cleared space 18 inches from the base of each container plant will be maintained to minimize
competition from other plants during the establishment period or until plants reach 3 feet in height.

3. Other Pests

Insects, vertebrate pests, and diseases will be monitored. Generally speaking, a high threshold of
tolerance will be permitted before control measures are considered. As required by law, specific
recommendations will be made only by a licensed pest control adviser. All applicable federal and state
laws and regulations will be closely followed. The restoration specialist will be consulted on any pest
control matters.

4. Fertilization

Fertilizer will not be applied except in extraordinary circumstances and only at the written direction of
the restoration specialist.

5. Pruning

No post-installation pruning is necessary unless otherwise directed by the restoration specialist.

HELIX
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B. MAINTENANCE SCHEDULE

Maintenance will be conducted twice a month during the first year of the contract and monthly
thereafter during the remainder of the contract following implementation of the mitigation program.
The landscape contractor will complete maintenance requests from the restoration specialist within 14
days of any written request or monitoring report.

C. RESPONSIBLE PARTIES

Thomas Enterprises, Inc. will be responsible for ensuring implementation of the maintenance
program. The responsible party may change with the sale of the property. Ultimately, the property
may be transferred in fee title (subject to Corps, CDFG, RWQCB, and City approval) to a public or
private entity specializing in long-term management of open space. If such a transfer were to occur,
this entity would become responsible for the maintenance program.

VII. MONITORING PLAN

Monitoring, maintenance, and restoration assessments will be carried out under direction of the
restoration specialist. This monitoring program will begin with habitat installation and continue for 5
years. Monitoring will include (1) documenting pre-restoration site conditions; (2) installation
monitoring; (3) maintenance monitoring; and (4) technical monitoring. During each visit, the
restoration specialist will inspect the site to ensure that the restoration effort is progressing as planned
and identify any problems that may affect the effort.

A. PRE-CONSTRUCTION MONITORING

Existing habitats in the restoration area will be mapped on an aerial photo. Pre-installation photos
will be taken from designated photo documentation stations. This information will be used later to
track the changes in vegetation as a result of site restoration.

B. INSTALLATION MONITORING

A restoration specialist will monitor all phases of the installation process, including site preparation
(fencing, grading, and weeding) and installing plants and seed. The restoration specialist must inspect
and authorize each phase of work before the next phase may begin. The Corps, CDFG, RWQCB, and
City will be notified in writing that installation is to begin at least 10 days before the anticipated start
date.

C. MAINTENANCE MONITORING

Maintenance monitoring will consist of general site inspections focusing on visual observations of
native plant establishment and growth and other site conditions (e.g., amount of irrigation, weed
cover, etc.). Maintenance monitoring will be conducted on a regular basis during the five-year
maintenance and monitoring period (Table 8). ‘

HELIX
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Table 8
MAINTENANCE MONITORING SCHEDULE

PHASE SCHEDULE

Installacion Daily

Post Installation

Year 1 Monthly
Year 2
February to July Monthly

August to January | Twice: September and December
Quarterly: March, June,
September, and December

Years 3 through 5

Monitoring memos noting issues with plant establishment, irrigation, sediment control, etc., will be
provided, as necessary to the contractor(s) and project proponent.

D. TECHNICAL MONITORING

In addition to maintenance monitoring visits, the restoration specialist will conduct an annual
technical monitoring visit in September of each year for wetlands during the five-year maintenance
and monitoring period. The visits would be conducted in September to coincide with the peak of the
wetland vegetation growing season. The exact timing of the visits will depend on site and weather
conditions.

Technical monitoring will include both qualitative (visual assessment) and quantitative (transect data
collection) sampling within the wetland restoration areas. This sampling will include assessments of
cover (native and non-native), height of tree and shrub species, survivorship of container plantings,
and lists of wildlife and plant species observed on site each year. Monitoring in Years 1 and 2 will be
qualitative in nature and be based on a visual and photographic survey of the restoration areas.
Monitoring in Years 3 through S will be quantitative in nature and be conducted in the wetland
restoration areas. Success criteria milestones are provided in Section VIII, below.

1. Transect Sampling

A total of one, 50-meter (m) long transect will be used to collect data for the technical monitoring
within the wetland creation area. The transect will be randomly located during the first quantitative
sampling event (to occur in Year 3) and permanently marked with rebar to facilitate their use in
subsequent years. Species data will be collected along the transect using the point intercept line
transect sampling methods described in the California Native Plant Society’s Field Sampling Protocol
(Sawyer and Keeler-Wolf 1995). Species cover data will be collected by recording all of the species
intercepted at each 0.5-m interval along the length of each transect. Vegetation will be recorded
separately for the herb (0 to 0.6 m), shrub (0.6 to 2 m), and tree (greater than 2 m) layers. Species
richness data will be collected by noting all species occurring within 5 meters of each transect.

2. Photo Documentation
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In addition to the technical measurements, several permanent stations for photo documentation will
be established in each habirat type prior to installation. Photos will be taken during each annual
technical assessment and included in the respective year’s annual report.

3. Annual Reports

An annual report will be prepared each year during the five-year monitoring period. As noted in the
technical monitoring section above, the first two annual reports will be based on qualitative dara and
focus on any possibly needed adjustments to ensure ultimate success of the mitigation project. For
Years 3 through 5, annual reports will use quantitative data to determine success of the mitigation
effort.  Each report will evaluate the success of the mitigation effort to date along with any
recommendations for future work that may be deemed necessary. Following review by the project
proponent, the annual reports will be submitted to the appropriate regulatory agencies.

VIII. FINAL SUCCESS CRITERIA

The following sections provide standards to determine successful completion of the mitigation plan.
Attainment of these standards indicates that the habitat restoration effort is succeeding and has the
habitat function and value specified for this plan. These success criteria apply to Years 3 through 5 of
the monitoring period; there are no success criteria for Years 1 and 2. Methods to be used to measure
these success criteria are described in the following text.

A. VEGETATION CRITERIA

As determined by transect surveys, species richness, native, and non-native (weed) plant species cover
will be used to determine project success. Annual performance goals have been set to track the
progress of the mitigation effort.

1. Native Species Cover

Project success will be determined based on native and non-native (weed) plant cover. Native
vegetation cover will be measured separately for herb, shrub, and tree (as applicable) life forms within
each quantitatively sampled habitat type. The cover of herbaceous and shrub species should steadily
increase over time. No specific richness criteria are established for Years 1 or 2 in the wetland or
upland restoration areas. The wetland creation (and restoration) areas should attain a minimum of 75
percent coverage after 3 years. At the end of the five-year monitoring period, native species cover will
be at least 90 percent for wetland habitats within the restoration areas. Table 9 below summarizes
wetland vegetative cover success criteria. If annual goals for vegetative cover are not met, remedial
measures, including reseeding, planting, and weeding may be implemented to ensure final success.
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Table 9
WETLAND VEGETATIVE COVER
SUCCESS CRITERIA (percent)

YEAR NATIVE SPECIES WEEDS*
3 75 15
4 80 12
p) 90 10

*Less than or equal to

2. Exotic Species (Weed) Cover

Weeds are typically a problem with habitat creation/restoration, particularly at the outset of the
project. As the creation/restoration takes hold, weed problems should decrease. Many weeds have
become naturalized; therefore, the tolerance for weeds should reflect what is present at the existing
habitats on site. The measure for tolerance should be total cover of weed species. Control of weed
species categorized as High or Moderate in the California Invasive Plant Council (Cal-IPC) 2006
Invasive Plant Inventory shall be conducted. Although weeds are expected to be a problem, focused
maintenance efforts will reduce weed cover to an acceptable level. By Year 3 of the monitoring
period, weed coverage will not exceed 15 percent within the restoration areas. At the end of the five-
year monitoring period, weed species will occupy no more than 10 percent of the restored habitat.

3. Species Diversity and Recruitment

Species diversity and recruitment are closely linked. Species diversity is the number of species in a
given area: the higher the number of species, the greater the diversity. Recruitment is the successful,
natural reproduction and/or establishment of plants in a given area. When recruitment is achieved by
many different species, diversity will increase. However, recruitment may not necessarily increase
species diversity if, for example, only one species is successfully reproducing. Only through the
successful introduction and establishment of different species does diversity increase. The diversity
remains stable through successful recruitment of new individuals for each species. During quantitative
monitoring, species richness will be determined through the use of belt transects. The annual success
criterion for species richness area is 75 percent of the number of species planted and seeded. Remedial
measures (i.e., seeding and/or container stock installation) will be implemented as needed to ensure
the successful introduction and recruitment of many different species within the creation areas and to
ensure eventual achievement of the long-term goals.

B. TARGET FUNCTION AND VALUE

The goal of this mitigation effort is to increase the amount of native wetland habitat along the San
Luis Rey river. The function and value of the created habitat will be higher than that impacted by the
proposed project. Wetland habitat located within the proposed project is patchy and contains high
levels of disturbance and non-native species. It is expected that created wetland vegetation will
provide increased habitat function and services (i.e., wildlife use) for wetland species as well.
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C. TARGET HYDROLOGICAL REGIME

In the wetland creation area, the hydrological regime will be altered from an upland regime
(supporting disturbed habitat and non-native vegetation) to a wetland regime through grading, non-
native species removal and replanting/seeding. The long-term source of water to the mitigation area
will be surface and sub-surface flow associated with the San Luis Rey river, which the mitigation site is
part of.

IX. COMPLETION OF MITIGATION
A. NOTIFICATION OF COMPLETION

The Corps, CDFG, RWQCB, and City will be notified of completion of the restoration/mitigation
effort through the submittal of the final (Year 5) monitoring report. This final report must show that
the goals of the mitigation program (as described above in Section III) have been met.

B. CONFIRMATION

If the project meets all success standards at the end of the five-year monitoring period or sooner, then
the mitigation will be considered a success; if not, the maintenance and monitoring program will be
extended one year at a time until the standards are met. Specific remedial measures (approved by the
Corps, CDFG, RWQCB, and City) will be used during any such extension. Monitoring extensions
will be done only for areas that fail to meet final success criteria. This process will continue until all
Year 5 standards are attained or until the Corps, CDFG, RWQCB, and City determine that other
mitigation measures are approptiate. Should the mitigation effort meet all goals prior to the end of
the five-year monitoring period, the Corps, CDFG, RWQCB, and City, at their discretion, may
terminate the monitoring effort. If requested, a site visit may be conducted with the Corps, CDEG,
RWQCB, and City to verify site conditions.

X. CONTINGENCY MEASURES
A. INITIATING PROCEDURES

If any of the agencies determines upon receipt of any of the annual monitoring reports that the
restoration effort: is not meeting success standards for the project, the City shall notify Thomas
Enterprises, Inc. in writing that the restoration effort may require augmentation for successful
implementation. Thomas Enterprises, Inc. shall then have 30 days to respond to the correspondence,
confirming their agreement that contingency measures will be required. Thomas Enterprises, Inc.
shall be responsible for all costs associated with restoration, monitoring, and any remedial measures.

B. NATURAL DISASTER

Should the restoration area fail due to a natural disaster such as an earthquake or flood, Thomas
Enterprises, Inc. will not be held responsible for replanting of any wetland or upland habitats.
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CHAPTER C
MODIFICATIONS MADE DURING THE PUBLIC REVIEW PERIOD
The following chapter identifies modifications made to the Draft EIR in response to City staff

comments during te public review period. Only the revised portions of the modified Draft EIR text
are provided.

C-1



This page intentionally left blank.

C-2



No changes were made to the text of the DEIR subsequent to public review.

C-3






CHAPTER D

MITIGATION MONITORING AND REPORTING PROGRAM

This document identifies mitigation measures which would reduce or eliminate potential
environmental impacts of the proposed development. The City of Oceanside is required to
implement all adopted mitigation measures. To ensure compliance, the following Mitigation
Monitoring Program and checklist is provided. This program is to be adopted by the Lead and
Responsible agencies upon formulation of Findings, to comply with Assembly Bill 3180 (Public
Resources Code Section 21080.6).

The Planning, Public Works Department, and Building (Code Enforcement) Departments of the City
of Oceanside will administer the Mitigation Monitoring Plan. Augments by possible contract
personnel, these Departments are responsible for enforcement of City zoning regulations, which is
provided on a full-coast recovery basis by the City. Authorization to commence any on-site activity
occurs only after concurrence of the respective City Departments.

Information contained within the following checklist identifies the mitigation measure, the
conditions required to verify compliance, the department responsible for determining compliance,
and the monitoring schedule. The City of Oceanside determines which measures are applicable to
the specific discretionary actions identified in the monitoring schedule.
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