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Please provide a Project Decription (Proposed Actions, location, and/or consequences).
The 214.1-acre project site is located in the northeastern portion of the City and comprises of a portion of Assessor’s Parcel
Numbers 157-100-83-00, 157-100-84-00, and 122-08-30-00. The project site is comprised of agricultural production,
including farm operations, a few single-family homes currently used as office space, and abandoned structures associated
with agricultural product processing and sales. The project site is located within the Morro Hills Neighborhood Area. The
project site is generally bisected into northern and southern sections by N. River Road. The project proposes a planned
development consisting of a General Plan Amendment, Zoning Ordinance Amendment, Planned Development (PD) Plan,
and Vesting Tentative Map. If approved, these entitlements would allow the development of a planned residential, mixeduse, sustainable community on 214.1 acres of land in the northeastern portion of the City along N. River Road. The proposed
project would allow for the development of up to 585 dwelling units, for a total overall density of 2.73 dwelling units per
gross acre. The proposed project would also allow for a variety of agricultural uses, housing types, a boutique 100-room
hotel or restaurant/retail, an education center, and flexible commercial uses on the site. The proposed project would include
the development of up to 30,000 square feet of commercial space (including 5,000 square feet of restaurant space).
Approximately 68.1 acres would be dedicated to agriculture throughout the project site. Another 17.0 acres of the site are
planned for park and open space features, including parks, buffers, trails, and farm plots.

Please identify the project's significant or potentially significant effects and briefly describe any proposed mitigation measures that
would reduce or avoid that effect.
Impacts associated with agricultural resources, air quality, biological resources, cultural resources, geology and soils,
greenhouse gas emissions, hazards and hazardous materials, land use and planning, noise, population and housing, public
services, traffic and circulation, tribal cultural resources, and utilities and service systems were identified as significant.
However, implementation of mitigation measures would reduce impacts to a less-than-significant level for agricultural
resources, air quality, biological resources, cultural resources, geology and soils, greenhouse gas emissions, hazards and
hazardous materials, land use and planning, noise, public services, tribal cultural resources, and utilities and service systems.
Implementation of the proposed project would result in significant and unavoidable impacts to population and housing
and transportation and traffic. Mitigation for agricultural resources include mitigation credits. Mitigation for air quality
include construction equipment performance standards and an odor control plan. Mitigation for biological resources
include preconstruction surveys, nesting buffers zones, purchase of land within a mitigation bank, and compliance with the
Oceanside Subarea Plan. Cultural resource impacts would be mitigated through a construction monitoring plan. Geologic
impacts would be mitigated through compliance with geotechnical studies. GHG impacts would be mitigated through
building design standards and carbon offsets. Hazard impacts would be reduced through an asbestos and lead based paint
abatement plan. Land use impacts would be reduced with all other mitigation discussed here. Noise mitigation includes
construction noise reduction measures, a blasting plan, an interior noise study, non-residential noise study, and
construction vibration plan. Public service mitigation includes provision of an on-site fire station. Traffic mitigation includes
various roadway network improvements. TCR mitigation includes a construction monitoring plan. Utility impacts would be
mitigated by biological resource mitigation.
Added 2010

continued
If applicable, please describe any of the project’s areas of controversy known to the Lead Agency, including issues raised by agencies
and the public.
Areas of controversy include scenic views, visual character, light and glare, agricultural resources, air quality, biological
resources, electrical capacity, greenhouse gas emissions, hazardous materials, evacuation, wildfires, pesticides, floodplains,
groundwater infiltration, stormwater runoff, water quality, erosion, land use compatibility, consistency with land use plans,
density, traffic noise, consistency with the Regional Housing Needs Assessment, fire and police protection services,
emergency response times, school capacity, traffic, Assembly Bill 52 consultation, water supply, cumulative impacts, growth
inducement, and alternatives.

Specifically, comments received during the public participation process included concerns about a need for roadway
improvements, the distinction between farmland and landscaping areas, scenic views along N. River Road, the scenic
parkway overlay, degradation of the visual character of the Morro Hills community, new light sources, conversion of
agricultural land to other uses, adjacency to the San Luis Rey River, consistency with the Oceanside Subarea Habitat
Conservation Plan/Natural Communities Conservation Plan, electrical capacity, greenhouse gas impacts, contamination of
soils, evacuation times during an emergency, pesticides, floodplain concerns, groundwater infiltration, stormwater runoff
capacity, riverbank erosion, high density for the site, compatibility with land use plans, traffic noise to existing residents,
existing school capacity, traffic impacts to multiple roadways, analysis of vehicle miles traveled, Assembly Bill 52
consultation, water supply, cumulative effects to agricultural land, compensatory mitigation for biological impacts, growth
impacts, and alternatives compatible with existing zoning and planning designations.

Please provide a list of the responsible or trustee agencies for the project.
California Department of Fish and Wildlife
San Diego Regional Water Quality Control Board
San Diego Air Pollution Control District
U.S. Army Corps of Engineers
State Geologist and the State Mining and Geology Board

