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SUBJECT: DRAFT ENVIRONMENTAL IMPACT REPORT FOR THE SKYHAVEN RESIDENTIAL
DEVELOPMENT PROJECT, SCH NO. 2026031255, SAN DIEGO COUNTY, CA

Dear Manuel Baeza:

The California Department of Fish and Wildlife (CDFW) reviewed the Draft Environmental
Impact Report (DEIR) from City of Oceanside (City) for the SkyHaven Residential
Development Project (Project) pursuant to the California Environmental Quality Act (CEQA)
and CEQA Guidelines’.

Thank you for the opportunity to provide comments and recommendations regarding
Project activities that may affect California fish and wildlife. Likewise, CDFW appreciates the
opportunity to comment on those aspects of the Project that CDFW, by law, may be
required to carry out or approve through the exercise of its own regulatory authority under
the Fish and Game Code.

CDFW ROLE

CDFW is California’s Trustee Agency for fish and wildlife resources and holds those resources
in trust by statute for all the people of the state (Fish & G. Code, §§ 711.7, subd. (a) & 1802;
Pub. Resources Code, § 21070; CEQA Guidelines § 15386, subd. (a)). CDFW, in its trustee
capacity, has jurisdiction over the conservation, protection, and management of fish,
wildlife, native plants, and habitat necessary for biologically sustainable populations of those

1 CEQA is codified in the California Public Resources Code in section 21000 et seq. The "CEQA Guidelines” are
found in Title 14 of the California Code of Regulations, commencing with section 15000.
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species (Fish & G. Code, § 1802). Similarly, for purposes of CEQA, CDFW is charged by law to
provide, as available, biological expertise during public agency environmental review
efforts, focusing specifically on projects and related activities that have the potential to
adversely affect fish and wildlife resources.

CDFW may also act as a Responsible Agency under CEQA. (Pub. Resources Code, § 21069;
CEQA Guidelines, § 15381). CDFW expects that it may need to exercise regulatory authority
as provided by the Fish and Game Code. As proposed, for example, the Project may be
subject to CDFW'’s lake and streambed alteration regulatory authority (Fish & G. Code, §
1600 et seq.). Likewise, to the extent implementation of the Project as proposed may result in
“take” as defined by State law? of any species protected under the California Endangered
Species Act (CESA) (Fish & G. Code, § 2050 et seq.) or the Native Plant Protection Act (NPPA;
Fish & G. Code, §1900 et seq.), the Project Proponent may seek related take authorization as
provided by the Fish and Game Code. CDFW also administers the Natural Community
Conservation Planning (NCCP) program, a California regional habitat conservation planning
program (Fish and Game Code 2800 et seq.).

PROJECT DESCRIPTION SUMMARY
Proponent: Quarterra Multifamily Communities, LLC

Objective: The objective of the Project is to construct 192-unit apartment complex on 5.92
acres, and 1.86 acres of roadway improvements, for a total of 7.78-gross-acres. The 192-units
of dwelling will span seven buildings and include: (1) 13,500 ft?2 of common open space with
a swimming pool, and (2) 5,084 ft2 for other miscellaneous residential amenities. Furthermore,
the Project will plant approximately 70,186 ft? of landscaping onsite. Additional work includes
construction of a new drainage system to provide filtration and treatment before discharge
into the existing storm drain on Sky Haven Lane. Primary Project activities include removal of
existing trees, shrubs, and ground disturbance in the form of excavation and grading.

Location: The Project site is in the southeastern portion of the City of Oceanside (City) within
the Lake Neighborhood Planning Area, southeast of the intersection of Sunset Drive and Sky
Haven Lane. The site address is 2060 Sunset Drive in Oceanside, County of San Diego (San

Diego County Assessor’'s Parcel Numbers (APNs) 168-020-64-00 and 168-030-45-00). Regional
access to the Project site is provided via State Route 78 (SR-78) and the South Emerald Drive

2 "Take" is defined in Section 86 of the Fish and Game Code as “hunt, pursue, catch, capture, or kill, or attempt
to hunt, pursue, catch, capture, orkill.”
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interchange which is located approximately 0.3 miles to the north of the site. Local access to
the site is provided by Sunset Drive and Sky Haven Lane.

Biological Setting: The Project site is currently undeveloped and the surrounding land types
are largely residential with a small area zoned for agriculture immediately north of the Parcel
Area. Additionally, riparian habitat associated with Buena Vista Creek, occurs approximately
0.15-mile north of the Project, and feeds into Buena Vista Creek Ecological Reserve 1.25-miles
downstream. Moreover, the Carlsbad Highlands Ecological Reserve is approximately 1-mile
south of the Project limits. Both the Buena Vista Creek Ecological Reserve and Carlsbad
Highlands Ecological Reserve are managed by CDFW.

Per the Biological Technical Report (BTR; Klutz Biological 2026), the vegetation communities
within the Biological Study Area (BSA) are coastal sage-chaparral transition (1.22 acres),
coastal sage scrub (CSS) (0.04 acre), non-native grassland (0.13 acre), developed land (1.07
acres), disturbed habitat (2.47 acres), eucalyptus woodland (0.5 acre), and non-native
vegetation (2.35 acres). Vegetation mapping was performed in the BSA in 2015 and
updated in 2025 (BTR; Table 1). No focused or protocol-level surveys were conducted as part
of the biological resource evaluation.

Based on the occurrence data, habitat requirements, and/ or vegetation communities
present at the Project site, the following special-status plants and wildlife species have the
potential to occur on site:

Plants:
e Decumbent goldenbush (Isocoma menziesii var. decumbens; California Rare Plant
Rank (CRPR) 1B.2).
e San Diego ambrosia (Ambrosia pumila; CRPR 1B.1).
e Cadlifornia adolphia (Adolphia californica; CRPR 2B.1).

Reptiles:
e San Diegan tiger whiptail (Aspildoscelis tigris steinegeri; SSC)
e red diamondback rattlesnake (Crotalus ruber; SSC)
e coast patch-nosed snake (Salvadora hexalepis virgultea; SSC)

Birds:
e coastal California gnatcatcher (Polioptila californica californica; FE, SSC; gnatcatcher)
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Invertebrates:
e Western monarch (Danaus plexippus plexippus; FC)
e Crotch's bumble bee (Bombus crotchii; CE).

Moreover, per the BTR, large swaths of the BSA were mapped as non-native vegetation.
Special-status plant species or narrow endemics (designated per the City) were rated as
“not expected” or “low potential to occur” on site. However, during a site visit on 28 August
2026, CDFW staff observed native plant species on site including coast prickly pear (Opuntia
littoralis), lemonade berry (Rhus integrifolia), mulefat (Baccharis salicifolia), and coyote brush
(Baccharis pilularis) within the Project area. These were observed in areas mapped as non-
native vegetation; although, they are species characteristic of California native vegetation
communities.

The DEIR proposes avoidance and minimization measures (AMMs) to reduce potential direct
and indirect impacts to less than significant. These include general measures include: (1)
temporary fencing, (2) workers environmental awareness training, (3) work hours, (4)
construction best management practices, (5) biological monitoring, (6) pre-construction
nesting bird surveys. Additionally, species-specific measures were included for: (8)
gnatcatcher AMMs and (?2) Crotch’s bumble bee AMMs. Lastly, (10) habitat mitigation to
compensate for permanent impacts to sensitive habitats will be provided at the following
ratios 2:1 for coastal sage scrub and coastal sage scrub-chaparral, and 1:1 for non-native
grassland.

Project History: In April 2026, CDFW provided written comments to the City regarding the
Project’s Notice of Preparation CEQA document (SCH No. 2026031255). Our letter expressed
concerns over recent sewage spills in the Project area from inadequate drainage facilities
which resulted in adverse downstream effects on water quality in Buena Vista Creek (see
DEIR; Table 2-3). The response in the DEIR directs its redress to BIO-2 of Section 4.1.

COMMENTS AND RECOMMENDATIONS

CDFW offers the comments and recommendations below to assist the City in adequately
identifying and/or mitigating the Project’s significant, or potentially significant, direct and
indirect impacts on fish and wildlife (biological) resources. Additional comments or other
suggestions are also included to improve the document.
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COMMENT # 1: Impacts to Ecological Reserves

Issue: Project-related stormwater runoff has the potential to adversely impact riparian
habitat and aquatic-dependent organisms located on CDFW-owned and-managed
Ecological Reserves.

Specific impact: Development of the Project will increase stormwater discharge downstream
into Buena Vista Creek and Buena Vista Lagoon, potentially adversely affecting riparian
habitat and aquatic-dependent organisms on conserved lands. The DEIR does not
adequately analyze and discuss how the proposed stormwater system and sewer upgrades
have sufficient capacity to capture and convey the Project’s increased runoff during high-
flow events. Without sufficient capacity, large storm events have the potential fo cause
stormwater backups, overflows, and/or pollutant discharges to permanently conserved
lands.

Why impact would occur: During high-flow storm events, increased Project runoff could
exceed the capacity of the proposed drainage and sewer infrastructure. If the Project
infrastructure is unable to adequately capture and convey these flows, then backups or
overflows could occur, resulting in untreated sewage or pollutant-laden stormwater entering
Buena Vista Creek. Per the DEIR, “[...] issues evaluated in the EIR are limited pursuant to the
requirements of AB 130 and SB 131.” (City of Oceanside 2026), Subsequently, this lack of
drainage analysis could result in unforeseen impacts to aquatic resources downstream of the
SkyHaven development.

These conserved properties have previously been impacted by major sewage spills during
high-flow storm events in December 2010 and April 2020. Such events have demonstrated
the vulnerability of this watershed to degraded water quality and the cascading ecological
consequences that can result. Sewage spills and high nutrient inputs can accelerate
eutfrophication, contribute to harmful algal blooms, and reduce dissolved oxygen
concentrations, potentially resulting in fish and other aquatic-organism mortality.
Decomposition of aquatic organisms can further contribute to elevated ammonia
concentrations and increased pathogen levels, creating additional risks to aquatic and
riparian wildlife. These impacts are amplified within Buena Vista Lagoon, which lacks direct
tidal exchange with the Pacific Ocean and therefore experiences no tidal flushing and
slower recovery from pollutant inputs.

Evidence impact may be significant: Fish and Game Code § 5650(a)(6) makes it unlawful to
deposit in, permit to pass into, or place where it can pass into the waters of the State any
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substance or material deleterious to fish, plant life, mammals, or bird life. (Fish and Game
Code § 5650(a)(4).)

Recommended Potentially Feasible Mitigation Measure(s)

CDFW requests the following recommendations, and mitigation measures are incorporated
into the final CEQA document:

Recommendation #1: Evaluate and Mitigate Increases in Stormwater Flows. CDFW
recommends the EIR evaluate stormwater flows and incorporate measures to avoid,
minimize, and/or mitigate increases in stormwater flows or pollutant loading to Buena Vista
Creek and Buena Vista Lagoon resulting from the Project. The EIR should demonstrate how
the proposed stormwater management system is adequately designed to manage
increased runoff during high-flow events and prevent backups, overflows, or pollutant
discharges info downstream waters. Effective stormwater management will be essential to
prevent future water quality degradation and protection of the ecological integrity of these
downstream reserves.

COMMENT # 2: Impacts to Sensitive Vegetation Communities

Issue: The Project has the potential to adversely impact sensitive native vegetation
communities and special-status plant species. The DEIR may underestimate the extent of
these resources and associated impacts because botanical surveys were not conducted
during an appropriate phenological period to identify the full range of plant species present
within the BSA.

Specific impact: The DEIR's characterization of vegetation communities within the BSA relies
on species composition and relative cover documented during botanical surveys. However,
the surveys were conducted during a limited period of the growing season, and annual
grasses, forbs, and other native plant species which emerge or become identifiable later in
the season may not have been documented. This survey limitation may have affected
species composition and relative-cover calculations and, consequently, the designation of
vegetation communities. As a result, areas supporting native vegetation communities may
have been incorrectly classified as (1) disturbed or (2) non-native vegetation, leading to
inaccurate land-cover acreage estimates and an underrepresentation of sensitive
vegetation communities and special-status plants within the BSA.

Why impact would occur: Per the BTR, botanical surveys were conducted in December 2025,
during a period which is not concomitant with the general blooming phenology of California
native plants, and those with rare plant rankings designated by the California Native Plant
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Society (CNPS). The fiming of the surveys may therefore have limited the ability to detect
and accurately characterize plant species that emerge or become identifiable later in the
growing season.

Based on CDFW's field site surveys and review of aerial imagery, it was discovered to contain
larger areas of grasslands and native vegetation communities. In addition, the California
Natural Diversity Database (CNDDB) confirms occurrences of inconspicuous special-status
species, including decumbent goldenbush, California adolphia, and San Diego ambrosia,
for which the BSA provides suitable habitat. These documented occurrences and areas of
suitable habitat indicate additional native and special-status plant resources may be
present but were not detected during surveys conducted outside the appropriate
phenological period.

Because the extent and distribution of sensitive vegetation communities and special-status
plant resources are necessary to accurately quantify Project impacts, incomplete species
detection could result in inaccurate vegetation classifications and land-cover acreages
and, ultimately, an underestimation of impacts to biological resources.

Evidence impact would be significant: Take of any endangered, threatened, or candidate
species that results from the Project is prohibited, except as authorized by State law under
CESA (Fish & G. Code, §§ 86, 2062, 2067, 2068, 2080, 2085; Cal. Code Regs., fit. 14, § 786.9).
Plants with a CRPR of 1B and 2B meet the definition of endangered, rare, or threatened
species under CEQA (CEQA Guidelines, § 15380). Plants with a CRPR of 4 may

meet the definition of endangered, rare, or threatened species. Impacts on rare plants
could require a mandatory finding of significance.

Sensitive Natural Communities are communities that are of limited distribution State-wide or
within a county or region and are often vulnerable to environmental effects of projects.
CDFW considers plant communities, alliances, and associations with a State ranking of ST,
S2, and S3 as sensitive and declining at the local and regional level. An S3 ranking indicates
there are 21 to 100 viable occurrences of this community in existence in California, S2 has six
to 20 occurrences, and S1 has fewer than six viable occurrences (Sawyer et al.

2009). Impacts to sensitive natural communities should be considered significant under
CEQA unless they are clearly mitigated below a level of significance.
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Recommended Potentially Feasible Mitigation Measure(s)

CDFW requests the following recommendations and mitigation measures are incorporated
into the final CEQA document:

Mitigation Measure #1: Seasonally Appropriate Botanical/ Rare Plant Survey. The Project
Proponent shall retain a qualified botanist o conduct botanical surveys within the BSA within
one year prior to the commencement of ground-disturbing activities. Surveys shall be in
accordance with the Protocols for Surveying and Evaluating Impacts to Special Status Native
Plant Populations and Sensitive Natural Communities (CDFW 2018) and Guidelines for
Conducting and Reporting Botanical Inventories for Federally Listed, Proposed and
Candidate Plants (USFW 2000) at the appropriate time of year when the target species
would be in flower or otherwise clearly identifiable. For clarification, vegetation communities
designated as non-native vegetation should provide survey methods and rationale for the
methods and can include representative photographs (CNPS 2001). If discovered, locations
of special-status plants shall be clearly identified in the field by staking, flagging, or fencing
for avoidance and a minimum 100-foot-wide buffer around them shall be established prior to
the commencement of activities that may cause disturbance.

Mitigation Measure #2: Compensatory Mitigation. If plants with a California Rare Plant Rank
(CRPR) of 1B or 2B are observed in the impact area and cannot be avoided, the City shall
coordinate with CDFW to discuss avoidance of the rare plants on site. If complete
avoidance is unattainable, the Project Proponent shall provide compensatory mitigation to
offset the Project’s impact on rare plants observed on site at no less than 2:1.

If appropriately timed botanical surveys reveal a dominant cover of grass and/ or forbs,
regardless of native status, vegetation mapping should be adjusted to reflect it. Areas of
non-native grasses, even those with Cal-IPC ratings such as Brassica sp., shall be designated
as such. A clear methodology should be provided to describe scientifically-sound means of
classifying vegetation communities. If changes to the vegetation communities are
warranted, then the mitigation ratios required for specific types should be modified
accordingly. Compensatory mitigation in the form of mitigation or conservation credits shalll
be purchased from an existing offsite approved mitigation bank within the City’'s Wildlife
Corridor Planning Zone, Pre-Approved Mitigation Areas, or other mitigation areas approved
by the City of Oceanside and Wildlife Agencies prior to issuance of grading permits.


https://nrm.dfg.ca.gov/FileHandler.ashx?DocumentID=18959&inline
https://nrm.dfg.ca.gov/FileHandler.ashx?DocumentID=18959&inline
https://cnps.org/wp-content/uploads/2019/10/Bot-Cert_US-Fish-and-Wildlife-Service-guidelines-botanical-inventories-LR.pdf
https://cnps.org/wp-content/uploads/2019/10/Bot-Cert_US-Fish-and-Wildlife-Service-guidelines-botanical-inventories-LR.pdf
https://cnps.org/wp-content/uploads/2019/10/Bot-Cert_US-Fish-and-Wildlife-Service-guidelines-botanical-inventories-LR.pdf

Docusign Envelope ID: 598C795F-6189-85D9-811A-0FF2292E6C05

Manuel Baeza, Principal Planner
City of Oceanside

September 14, 2026

Page 9

ADDITIONAL COMMENTS

1.

Mitigation and Monitoring Reporting Plan. CDFW recommends the Project’s
environmental document include the mitigation measures recommended in this lefter.
CDFW has provided comments via a Draft Mitigation, Monitoring, and Reporting Plan
(MMRP; Attachment A) to assist in the development of feasible, specific, detailed (i.e.,
responsible party, timing, specific actions, location), and fully enforceable mitigation
measures (CEQA Guidelines, § 15097; Pub. Resources Code, § 21081.6). We
encourage the Lead Agency to work with CDFW to further review and refine the
Project’s mitigation measures.

Use of Native Plants and Trees. CDFW recommends the City require the Project
Applicant to provide a native plant palette for the Project. CDFW supports the use of
native plants for the Project, especially considering the Project’s location adjacent to
protected open space and natural areas. CDFW strongly recommends avoiding non-
native species for landscaping. CDFW supports the use of native species found in
naturally occurring plant communities within or adjacent to the Project site. In
addition, CDFW supports planting species of frees, such as oaks (Quercus genus), and
understory vegetation (e.g., ground cover, subshrubs, and shrubs) that create habitat
and provide a food source for wildlife. This includes designing the site such that some
existing native vegetation can remain intact to protect mature vegetation that
provides greater, inherent habitat value to local wildlife.

ENVIRONMENTAL DATA

CEQA requires that information developed in environmental impact reports and negative
declarations be incorporated into a database which may be used to make subsequent or
supplemental environmental determinations. (Pub. Resources Code, § 21003, subd. (e).)
Accordingly, please report any special status species and natural communities detected
during Project surveys to the California Natural Diversity Database (CNDDB). The

3 provides direction regarding the types of information that should be reported and

allows on-line submittal of field survey forms.

3 https://wildlife.ca.gov/Data/CNDDB


https://wildlife.ca.gov/Data/CNDDB
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In addition, information on special status native plant populations and sensitive natural
communities should be submitted to CDFW's Vegetation Classification and Mapping
Program using the 4,

The City should ensure data collected for the preparation of the DEIR is properly submitted.
FILING FEES

The Project, as proposed, would have an impact on fish and/or wildlife, and assessment of
environmental document filing fees is necessary. Fees are payable upon filing of the Notice
of Determination by the Lead Agency and serve to help defray the cost of environmental
review by CDFW. Payment of the environmental document filing fee is required in order for
the underlying project approval to be operative, vested, and final. (Cal. Code Regs, tit. 14, §
753.5; Fish & G. Code, § 711.4; Pub. Resources Code, § 21089.)

CONCLUSION

CDFW appreciates the opportunity to comment on the DEIR to assist the City in identifying
and mitigating Project impacts on biological resources. CDFW requests an opportunity to
review and comment on any response that the City has to our comments and to receive
nofification of any forthcoming hearing date(s) for the Project (CEQA Guidelines, §
15073(e)).

Questions regarding this letter or further coordination should be directed to Grant
Samaniego, Environmental Scientist, at (858) 203-5879 or Grant.Samaniego@wildlife.ca.gov

Sincerely,

Signed by:

Ao (witkt

AD7D070BCB66466...

Glen M. Lubcke
Environmental Program Manager
South Coast Region

ATTACHMENTS

4 https://wildlife.ca.gov/Data/VegCAMP/Natural-Communities/Submit
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ecC:

A. Draft Mitigation Monitoring and Reporting Plan (MMRP) Table

California Department of Fish and Wildlife

Glen M. Lubcke, Environmental Program Manager

Hans Sin, Environmental Program Manager

Jason Price, Senior Environmental Scientist (Supervisor)
Jennifer Turner, Senior Environmental Scientist (Supervisor)
Grant Samaniego, Environmental Scientist

Allison Kalinowski, Environmental Scientist

Office of Land Use and Climate Innovation
State.Clearinghouse@Ici.ca.gov

United States Fish and Wildlife Service
Jonathan Snyder, jonathan_d_snyder@fws.gov
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ATTACHMENT A: DRAFT MITIGATION AND MONITORING AND REPORTING PLAN (MMRP)

CDFW provides the following language to be incorporated intfo the MMRP for the Project.

Mitigation Measure Timing Responsible
Party

Recommendation #1 Evaluate and Mitigate Increases in Stormwater Prior to City

Flows. CDFW recommends the EIR evaluate stormwater flows and adoption of

incorporate measures to avoid, minimize, and/or mitigate increases in CEQA

stormwater flows or pollutant loading to Buena Vista Creek and Buena document

Vista Lagoon resulting from the Project. The EIR should demonstrate how
the proposed stormwater management system is adequately designed to
manage increased runoff during high-flow events and prevent backups,
overflows, or pollutant discharges into downstream waters. Effective
stormwater management will be essential to prevent future water quality
degradation and protection of the ecological integrity of these
downstream reserves.

Mitigation Measure #1 Seasonally-Appropriate Botanical/ Rare Plant Prior to Project Project
Survey. The Project Proponent shall retain a qualified botanist to conduct Initiation Proponent,
botanical surveys within the BSA within one year prior to the Qualified
commencement of ground-disturbing activities. Surveys shall be in Biologist or
accordance with the Protocols for Surveying and Evaluating Impacts to Botanist

Special Status Native Plant Populations and Sensitive Natural Communities
(CDFW 2018) and Guidelines for Conducting and Reporting Botanical



https://nrm.dfg.ca.gov/FileHandler.ashx?DocumentID=18959&inline
https://nrm.dfg.ca.gov/FileHandler.ashx?DocumentID=18959&inline
https://cnps.org/wp-content/uploads/2019/10/Bot-Cert_US-Fish-and-Wildlife-Service-guidelines-botanical-inventories-LR.pdf
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Inventories for Federally Listed, Proposed and Candidate Plants (USFW
2000) at the appropriate time of year when the target species would be
in flower or otherwise clearly identifiable. For clarification, vegetation
communities designated as non-native vegetation should provide survey
methods and rationale for the methods and can include representative
photographs (CNPS 2001). If discovered, locations of special-status plants
shall be clearly identified in the field by staking, flagging, or fencing for
avoidance and a minimum 100-foot-wide buffer around them shall be
established prior to the commencement of activities that may cause
disturbance.

Mitigation Measure #2 Compensatory Mitigation. If plants with a California | Prior to Project Project
Rare Plant Rank (CRPR) of 1B or 2B are observed in the impact area and Initiation Proponent,
cannot be avoided, the City shall coordinate with CDFW to discuss Qualified
avoidance of the rare plants on site. If complete avoidance is Biologist or
unattainable, the Project Proponent shall provide compensatory Botanist

mitigation to offset the Project’s impact on rare plants observed on site at
no less than 2:1.

If appropriately timed botanical surveys reveal a dominant cover of grass
and/ or forbs, regardless of native status, vegetation mapping should be
adjusted to reflect it. Areas of non-native grasses, even those with Cal-IPC
ratings such as Brassica sp., shall be designated as such. A clear
methodology should be provided to describe scientifically-sound means
of classifying vegetation communities. If changes to the vegetation



https://cnps.org/wp-content/uploads/2019/10/Bot-Cert_US-Fish-and-Wildlife-Service-guidelines-botanical-inventories-LR.pdf
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communities are warranted, then the mitigation ratios required for
specific types should be modified accordingly. Compensatory mitigation
in the form of mitigation or conservation credits shall be purchased from
an existing offsite approved mitigation bank within the City's Wildlife
Corridor Planning Zone, Pre-Approved Mitigation Areas, or other
mitigation areas approved by the City of Oceanside and Wildlife
Agencies prior to issuance of grading permits.
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