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From: Robert Dmohowski [mailto:RDmohowski@ci.oceanside.ca.us]  
Sent: Tuesday, February 13, 2018 4:55 PM 
To: Ninia Hammond <nhammond@integralcommunities.com> 
Subject: FW: N River Farms project comments 

Hi Ninia, 

I don’t believe I forwarded this to you. Part 2 of Nadine Scotts’s response to the NOP. 

Robert Dmohowski 
Associate Planner 
City of Oceanside 
Planning Division 
Development Services Department 
760.435.3563 
rdmohowski@ci.oceanside.ca.us 

From: Nadine [mailto:deannie550@sbcglobal.net]  
Sent: Monday, February 05, 2018 2:10 PM 
To: Robert Dmohowski <RDmohowski@ci.oceanside.ca.us>; Jonathan Borrego <JBorrego@ci.oceanside.ca.us>; Zack 
Beck <ZBeck@ci.oceanside.ca.us> 
Subject: N River Farms project comments 

I was unable to attend either scoping meeting due to illness. Following are my comments at this time. Thank 
you for considering them. 

1. EIRs should deal with parking issues/demand on site as well as using traffic studies for current and expected
traffic, up to and including potential and likely evacuations of the nearby area, including Camp Pendleton. 
Which school districts are impacted and what are their populations? What is the volume of traffic that can be 
handled in an emergency in and out of the project area along with adjacent homes? Using all available roads, 
what is the volume of traffic that can be handled. This should not include any outlets at Camp Pendleton as that 
would likely not be an option without Congressional approval. 

2.. EIRs should deal comprehensibly with pubic safety-- To that end I submit the Escondido Fire Severity Zones
map and request that the EIR address this for the Morro Hills area --particularly in light of the recent Lilac 
inferno and mandatory evacuations.(See attached Escondido map)  I have also have attached the fire map from 
the incident.  Further, the fire station studies done a few years ago should be reviewed and how this affects this 
highly dense project in an extraordinarily difficult area to properly evacuate and or serve. The Wildland-Urban 
interface is a critical area to study relative to this property. I was informed that farmland had stopped the 
westward progression of the Lilac Fire and believe this should be documented and studied. Last "clustering" 
houses is a known fire risk. Please evaluate. I believe we saw in the Lilac mobile homes losses as well as the 
devastating number of homes and life lost in the Santa Rosa fire in 2017-8. The various maps in the attached 
article demonstrate the danger of clustered development.  
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http://www.latimes.com/projects/la-me-northern-california-fires-structures/ 

3. Even though the fiscal studies are not generally included in EIRs, there must be a reliable check of the
applicant's study. This study is on eTrakit, an almost unintelligible system, and should be included on the main 
N River Farms City Page as should the other studies submitted on eTrakit.  

https://crw.cityofoceanside.com/Etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=GPA16-
00002&key=RDM%3a1711210136304118 

It appears to be highly flawed in claiming that residential is a plus for the general fund regarding city services. 
No other study in Oceanside has made this similar determination. It is also questionable that such a rural area 
can support commercial revenue of the magnitude stated in the applicants' study. The vacancy rate is very 
underestimated, particularly for a "satellite" development such as this. We must insist on a more reliable, 3rd 
party independent study. 

4. Kindly designate the various flood zones on the project map and explain what is allowed to be built in a
floodway and flood zone. 

5. Spell out with exactitude where street improvements would be made including bike lanes and sidewalk
continuity for the area. 

6. Advise if San Diego LAFCO can and will review this projected loss of critical farmland and what
countywide/citywide effect this project would have re: LAFCO Adopted Policy L-101. Discuss how this this 
project compatible with L-101. Additionally the City should identify all agricultural land in concert with this 
Policy. Last ensure this project and the City follow the requirements of LAFCO relative to land use changes of 
agricultural land including not limited to the impacts of land use conversion that "may adversely affect such 
lands." 

Thank you,  

Nadine L Scott 
550 Hoover St. 
Oceanside CA 92054 
760-803-6813 

--  
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From: Terry McCann [mailto:writing72000@yahoo.com] 
Sent: Thursday, December 28, 2017 12:23 PM
To: Ninia Hammond <ninia@livenorthriverfarms.com>
Subject: Re: North River Farms Neighbor Meeting

Comments from Terry & Derek McCann, 1117 Breakaway Drive, Arrowood, Oceanside, CA
92057.
Our main concern is safety. When the residents of the above area (under Mandatory
Evacuation orders) left their homes it took two hours to drive from the Arrowood
Development to the 76. The fire at that stage was two and a half miles from our homes. If the
fires had not been contained those residents would have burned in their cars. 
I was also told that the Evacuation Route for people living in the Sleeping Indian Trail area is
a two lane highway? This is just not acceptable. Nobody can evacuate safely on such a small
road as this even now.
Therefore, I object strenuously to building any more homes in the agricultural areas in
question. More people on the roads stated mean major loss of life.
(Example: We lived in Houston, Texas for 26 years. We saw the devastation caused by the
Hurricanes there. The worst one we experienced - one which was totally unavoidable and led
to loss of life - was when the citizens were told to evacuate using the FOUR lanes on the I59.
Now this you might think was acceptable, except there was major gridlock. Thousands of
people stuck on the highway for hours ran out of gas and water; the heat was unbearable;
helicopters had to life flight people to hospitals many of whom died in the process. Sadly, if
people had just stayed in their homes they would have been safe? 
Lessons were learned in Houston, Texas:  Now the Evacuation Route has changed. They now
use BOTH sides of the Highway (EIGHT LANES) which makes sense, as nobody is going to
drive INTO the danger zone)!
I would like to speak to the three Councilors who voted to build these thousand homes? In fact
I would like everyone in and around these areas to call them with their objections. I especially
want EVERYONE to know who they are? It's 'We the People' not 'They the People' in this
great country of ours. They work for US, not the other way around. 
This housing scheme is about Money, NOT about People? 
Terry & Derek McCann.

From: Ninia Hammond <ninia@livenorthriverfarms.com>
To: ninia@livenorthriverfarms.com 
Cc: Arianne Brandt <arianne@organikseo.com>
Sent: Tuesday, December 26, 2017 10:46 AM
Subject: North River Farms Neighbor Meeting

Thank you for sharing your email address and for your interest in North River Farms.

mailto:ninia@livenorthriverfarms.com
mailto:bgrover@dudek.com
mailto:atalbert@dudek.com
mailto:ninia@livenorthriverfarms.com
mailto:ninia@livenorthriverfarms.com
mailto:arianne@organikseo.com






 
In an effort to address your questions and concerns, we have scheduled monthly neighborhood
meetings, which will be held the second Tuesday of each month at Melba Bishop Recreation
Center, 5306 N River Road, from 5:30 to 7:30 PM. The first meeting will be held Tuesday,
January 9th at 5:30 PM.
 
We intend for the meeting format to be informal and conversational. Attendees will be able to
view imagery presented at the December meetings, and representatives of the Applicant and
Consultant team will be available to answer questions.
 
Please note that the comment (scoping) period for the Environmental Impact Report (EIR) is
still open, so you are also able to provide comments at this meeting and/or you may also
simply reply to this email.
 
We look forward to connecting in the new year, and we’ll plan to send a reminder email in
advance of January 9th. 
 
Merry Christmas and Happy New Year,
Ninia Hammond
www.livenorthriverfarms.com
 

 

https://na01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.livenorthriverfarms.com&data=02%7C01%7Catalbert%40dudek.com%7C223393c6d0c849749c1808d554702450%7C82b8a27d5b4c4dbeba360ee75edffcac%7C1%7C0%7C636507763259465425&sdata=TXCdkFyekEORArRK5ItbTfLRH%2BysietbjQG50wbBVPM%3D&reserved=0








































Jan, 10, 2018 
 
Robert Dmohowski, Associate Planner 
Planning Department, City Of Oceanside 
300 N. Coast Highways, Oceanside 
 
re: North River Farms 
 
Dear Rob; 
The following our my questions to be considered for the EIR studies: 
 
 
1. How is the developer going to mitigate the loss of 177 acres of prime farmland, 
land that has been farmed consistently for 30 plus years producing primarily food 
crops? Will this mitigation be required within the city of Oceanside or would they 
be allowed to mitigate outside the city limits? 
 
2. The City of Oceanside has been trying to find ways to mitigate the waste 
stream sent to landfills within the city limits, recently Green Oceanside has 
determined that applying the organic waste (both green waste and unused food) 
to farms in Oceanside would help Oceanside close the waste loop, which would 
also reduce our  gas emissions, and provide more fertile soils for healthy food 
production. How will the loss of this farmland be mitigated for this very important 
direction?  
 
3. Rich Agricultural soils hold more water and is important in the recharging of 
our groundwater reducing storm water runoff and moderating fire risk, how will 
the loss of this land be mitigated with these three concerns?  
 
4. NRF has proposed an organic farm, placing an organic farm in close proximity 
to existing commercial farms will increase the risk of damaging pests and 
potential damaging food quarantines to existing commercial farm food 
production, what types of buffers between NRF organic farms and existing SMH 
farms will be required?  
 
5. Currently farming regulations require sufficient buffers and notifications 
between residential development and farming operations, both organic and non-
organic. These are required for dust control, sound, farming activity, pesticide 
and herbicides applications both organic and non-organic.  What are NRF’s plan 
for buffers and its plan to notify NRF residential development as well as 
surrounding existing residential development? 
 
6. Agriculture has a vital role in our regional efforts to slow down climate change. 
Climate action plans, such as Oceanside’s, recognize the value of trees and 
crops in removing green house gases like carbon dioxide from the atmosphere, 
pulling carbon dioxide out of the atmosphere and locking it away in the soil, roots 



and wood. How is NRF mitigating the loss of this productive farmland and the 
precedent this may set in reducing existing farmland on surrounding farms?  
 
7. NRF has strong evidence of Native American habitations.  Several metates 
have been found within the rock outcroppings on the north side of North River 
Road. These tools were used in food production to grind corn, acorns and other 
items for cooking preparation. This is evidence of a communal area where 
women would come together to work and socialize which would also suggest the 
presence of a village nearby or within the NRF proposed development. What 
studies have been done to research this and what is being done to preserve this 
area?  
 
8. South Morro Hills Agitourism committee is in process of developing its 
Community Vision Plan which is to provide a balanced development that benefits 
the community by, preserving viable commercial farming, increasing Agritoruism 
opportunities and increasing land values within the 3600 acres of this area which 
2200 are commercial farm and nursery land of which NRF proposed 
development would set a precedent on. How is NRF going to address these 
issues and how does their proposed development of 720 residential units taking 
70% of the current allowed housing in South Morro Hills, potentially all the 
capacity within the sewer treatment facility at San Luis Rey and capacities for 
public services? 
 
9. Traffic impacts will be highly significant on all circulation routes surrounding 
this development, the College Bridge, intersections and circulation routes. Has 
the developer provided studies on Sleeping Indian Road, which is a major  
though fare for the community as well as an evacuation route for Fallbrook. 
During peek times getting onto North River Road from Sleeping Indian going both 
east and west is a current problem, adding 720 houses will push this intersection 
into failure. This intersection needs to be added to the traffic and evacuation 
study.   
 
There are so many more concerns that NRF will impose on the existing 
neighborhoods agricultural character, as well as impacts to traffic, and 
evacuation routes to the entire area. I feel very strongly that if given more 
direction NRF proposed project could fit into South Morro Hills but at a reduction 
in the amount of homes and infrastructure being proposed.  
 
Sincerely; 
 
Louise Balma 
 
Architect  
745 Sleeping Indian Road, Oceanside 
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Robert Dmohowski

From: Chris Button <cbutton2@socal.rr.com>

Sent: Thursday, January 11, 2018 12:53 PM

To: Robert Dmohowski

Subject: North River Farms

Follow Up Flag: Follow up

Flag Status: Flagged

Hello Mr. Dmohowski, I live in Huntington Beach and cannot make the scoping meeting.  

 

Please ensure on my behalf that any EIR include the effects on Sleeping Indian Road, a posted ‘bicycle friendly’ route (if 

this project is approved you should consider taking down these signs).   

 

All of the roads surrounding this project are terribly inadequate already and cannot handle a development of this 

size/density regardless of any improvements made.   

 

I have property very near this development on Sleeping Indian Road and am only allowed to build two units on 4.21 

acres, this density is more in tune with the area and the infrastructure will handle it with proper improvements.   

 

This is the first I’ve heard of this project, my property is so close I wonder why?   

 

Thank you for your time, cb. 

 

Chris button 

APN 121 201 04 

9242 Christine Drive 

Huntington Beach, ca 92646 

714 330-5584 
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Robert Dmohowski

From: Joan Johnson <jonijohnson@mac.com>

Sent: Sunday, January 21, 2018 12:53 PM

To: Robert Dmohowski

Subject: Re: City Webpage - North River Farms Project

Follow Up Flag: Follow up

Flag Status: Flagged

Dear Mr. Dmohowski, 

 

From the Zoning map,  "A- Scenic Park”  zoning appears to take up 70.1 Acres and would be usurped by the the 

North River Farms Planned Development. 

 That is a huge amount of scenic park designated land for the City Council to give away. All the residents of this 

community will loose out by their Giveaway, 

and I am deeply concerned for Oceanside’s park space loss. 

  

Am I correct in that 70.1 Acre calculation? 

 

Sincerely, 

 

Joan Johnson 

 

 

 

On Jan 16, 2018, at 12:02 PM, Robert Dmohowski <RDmohowski@ci.oceanside.ca.us> wrote: 

 
Good afternoon: 

As requested by residents at the December 13, 2017 EIR Scoping Meeting for the North River Farms 

Planned Development Project, the Planning Division has established a webpage dedicated to providing 

project information and updates. Please 

visit  https://www.ci.oceanside.ca.us/gov/dev/planning/project/nrfp.asp . The page is located on the 

Planning Division’s website under the “Project Search” tab. Future project documents and status 

updates will be provided as they become available. You may also subscribe to receive notification of 

future documents posted to the webpage by signing up for a subscription 

at https://www.ci.oceanside.ca.us/mycity/default.asp. When setting up an account, select “North River 

Farms” under the project category. 

Please contact Rob Dmohowski, Project Manager, for any questions regarding the project or webpage. 

  

Rob Dmohowski, Associate Planner 

City of Oceanside Planning Division 

(760) 435-3563 
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Robert Dmohowski

From: Joseph Miller <wooloomooloojoe@gmail.com>

Sent: Sunday, January 21, 2018 8:57 AM

To: Robert Dmohowski

Subject: Regarding subdivision propolals

Follow Up Flag: Follow up

Flag Status: Flagged

This is a bad idea. We need to slow down outer city growth and put money into fixing up the inner city. Thanks, 

 

Joe 
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Robert Dmohowski

From: Deanna Lorson

Sent: Tuesday, December 12, 2017 1:26 PM

To: Jonathan Borrego; Russ Cunningham; Jeff Hunt; Robert Dmohowski

Subject: FW: No more building

Follow Up Flag: Follow up

Flag Status: Flagged

Fyi Fyi Fyi Fyi   
 

From: Diana Cole [mailto:soosnake@hotmail.com]  
Sent: Tuesday, December 12, 2017 12:46 PM 

To: City Council 
Subject: No more building 

 

 

With the EIR tomorrow I would like to bring up the that the current situation north of the river is already 

unacceptable. It took us about 2 hours to go the four miles across the Douglas Drive Bridge. If the fire had 

jumped the two miles or so from it's western edge thousands of people could have died. 

 I recommend everyone email all members of the city council at council@ci.oceanside.ca.us  

 It would be criminally negligent to allow another 1000 or more residences be built north of the river without 

more bridges or other evacuation routes being built. 

Sent from my iPhone 
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Robert Dmohowski

From: Elizabeth Bahr <elizabeth.l.bahr@gmail.com>

Sent: Thursday, December 14, 2017 8:07 AM

To: Robert Dmohowski

Subject: North River Farms Planned Development

Follow Up Flag: Follow up

Flag Status: Flagged

Hello, Mr. Dmohowski: 

 

I am an Oceanside resident that resides in the Arrowood Community. I would like to be kept informed and 

receive all public information and updates on the North River Farms Planned Development.  

 

I am gravely concerned about this planned development's impact on our region of Oceanside. My family was 

impacted by last week's Lilac Fire. We saw firsthand how difficult it was for current residents to evacuate the 

area once we were placed on mandatory evacuation orders. Once mandatory evacuation orders were issued and 

everyone hit the road, people sat in their cars for 2+ hours, only moving 1-2 miles along Douglas Road, 

Vandegrift Road, and other "emergency evacuation routes." In fact, some families were stuck so long on the 

road, that they felt there was nothing they could do but to turn around and go back home to their at-risk home, 

during the mandatory evacuation. It was harrowing, and unacceptable. This put peoples' lives at risk.  

 

In the context of the planned North River Farms development: without any thought or required planning into 

widening existing roads or increasing emergency evacuation routes, adding 1,000+ people to this community 

will lead to catastrophe when (not if) another wild fire break out.  

 

Please keep me informed as these plans develop. 

 

Thank you, 

Elizabeth Bahr 

1049 Breakaway Drive, Oceanside, CA 



1

Robert Dmohowski

From: Tandy Pfost <tandy.denny@gmail.com>

Sent: Thursday, December 14, 2017 1:26 PM

To: City Council; Robert Dmohowski; Tandy Pfost

Subject: South Moro Hills Proposed Development

Follow Up Flag: Follow up

Flag Status: Flagged

City Council and Associate Planner, 

 

I was not able to attend the public scoping meeting Wednesday Dec.13 on the South Moro Hills Proposed 

Development. Therefore, I am expressing my input via email. I was notified of this meeting by the Arrowood 

HOA with no notification by Oceanside.  

 

Days after the recent fires that stopped short of the general Arrowood area, how can new development do 

anything but make fire hazard worse. Adding to this how about a) flood zones, b) environmental hazards such 

as run off into the ground water, c) traffic on North River Road, d) school impact, e) taxpayer burden from 

having to address all these issues. There is way too much information missing.   

 

It is incredulous that City Council has given any support to this proposal when committee recommendations 

proposed to reject it. Progress is not always bad, but there is nothing good to say about this one, Are there 

serious payoffs or what? Why are developers major contributors to City Council? Why is this allowed? Is it 

irresponsible? criminal? This developer is only interested in making money with no concerns of what is left in 

the aftermath for the city to contend with. 

 

Please do not do this... 

 

I thank you so much for your attention to this matter. 

 

Tandy and David Pfost 

Arrowood Community 
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Robert Dmohowski

From: Deanna Lorson

Sent: Thursday, December 14, 2017 8:24 AM

To: Jonathan Borrego; Jeff Hunt; Robert Dmohowski

Subject: FW: River Road Housing Development

Follow Up Flag: Follow up

Flag Status: Flagged

FYI  

 

-----Original Message----- 

From: TOM EDMONDS [mailto:tbonafide1212@att.net]  

Sent: Thursday, December 14, 2017 8:22 AM 

To: City Council 

Subject: River Road Housing Developement 

 

Hi,  

 

I am totally against the river road housing development. Please vote to keep space open to agriculture use only! I used 

to live in oceanside and now live in bonsall. I travel north river road every day to work on Camp Pendleton. I love seeing 

all the hard working people growing good for our families. Please vote NO on housing development!!!! 

 

Tommy Edmonds 
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Robert Dmohowski

From: Karen Green <greenka111@sbcglobal.net>

Sent: Friday, December 22, 2017 3:22 PM

To: Robert Dmohowski

Cc: lb1122@hotmail.com

Subject: Fwd: Proposed North River Farms Development 

Follow Up Flag: Follow up

Flag Status: Flagged

>  

> Thank you for extending the public comment period for the subject project until after the planned January scoping 

meeting added by the City due to the recent fire in our neighborhood.  

>  

> Below are some preliminary comments. I plan to provide more detailed comments after the January meeting and 

further review of the applicant's documents posted on eTRAKIT. 

 

> 1. There are many environmental issues with the potential for significant impacts with the project, as proposed. The 

NOP lists 19 issue areas for analysis, I agree that all that are listed should be analyzed and none should be dropped from 

the analysis.  

>  

> 2. Cumulative impacts are of particular importance with this project due to the sought amendments to the General 

Plan and Zoning, and precedent setting potential for growth inducing impacts. Getting the assumptions right for this 

analysis is critical to ensure that the City and its residents have a good understanding of the likely environmental and 

economic impacts of the project in combination with a foreseeable future condition with growth of a similar type as 

sought by the project. An analysis that limits the foreseeable future of the project in combination with existing 

agricultural land use would underestimate the potential impacts (by failing to consider growth inducement) and 

underestimate mitigation requirements for this project to the detriment of the community, following projects, and City.  

>  

> 3. A robust alternatives analysis for this project is recommended so that the City decision makers and residents have 

information necessary to consider alternatives capable of eliminating or reducing significant environmental impacts. 

Along these lines, it is recommended that one alternative conform to existing General Plan and Zoning for the project 

area. In light of the agri-tourism visioning for the Morro Hills community that has taken place over the last couple of 

years in coordination with the City, it is recommended that an alternative be developed in coordination with the agri-

tourism committee that considers future allowable agri-tourism uses that would lessen potential impacts and conflicts 

with agriculture.  

>  

> 4. Traffic impacts are a significant concern. The analysis should consider that North River road (NRR) receives equal 

traffic flow both east and west, is a route used daily by military and civilian workers at Camp Pendleton, and is an 

emergency evacuation route for Oceanside and Fallbrook. Mitigation to lessen significant impacts should consider 

extending road improvements on NRR east to SR-76 and possibly construction of a new bridge over the San Luis Rey 

River at Melrose to connect with NRR.  

>  

> 5. Proposed construction in 100-year floodplain is a significant concern. Significant flooding with wash out of North 

River Road has occurred with prior El Niño events. The Army Corps flood control project mitigates potential flooding 

impacts west of College to Pacific Ocean, but does not protect property further east within the proposed project area. 

Similar flood control mitigation requirements should be considered for the proposed project, alternatively an alternative 

that restricts development from the 100-year floodplain should be considered. 
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6. The proposed project will significantly impact prime farmland, unique farmland and farmland of statewide 

importance. In addition, the proximity of high density development has the potential to conflict with existing agricultural 

and significantly curtail the long term viability of large scale agriculture in Morro Hills. Mitigation to reduce conflicts with 

nearby agriculture should consider more substantial and sufficient buffers.  However, mitigation to address significant 

impacts associated with loss of important farmland may not be possible unless acre per acre conservation by legal 

instrument of similarly important farmland in the City is considered. 

 

 

>  

> Respectfully submitted,  

> Karen Green 

> South Morrison Hills Resident 

>  

>  

> Sent from my iPhone 
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Robert Dmohowski

From: Bev Hansen <bhan9627@aol.com>

Sent: Thursday, December 28, 2017 4:16 PM

To: Robert Dmohowski

Subject: Melba Bishop Development

Follow Up Flag: Follow up

Flag Status: Flagged

I'm against this.  I live in northeast Oceanside.  They are presently building a development 
near the Mission.  I'm concerned about the water usage and how we and all these people 
will pay for it and it's availability.  It's bad enough now.   With another draught coming on, I 
think newcomers will get nothing out of their taps.     
 
Beverley Hansen 
Brisas St 



1

Robert Dmohowski

From: Destiny Colocho <DColocho@RinconTribe.org>

Sent: Thursday, December 28, 2017 11:19 AM

To: Robert Dmohowski

Subject: North River Farms Planned Develpment Plan

Follow Up Flag: Follow up

Flag Status: Flagged

Dear Mr. Dmohowski, 

     This letter is written on behalf of the Rincon Band of Luiseño Indians. We have received your Notice of Preparation of 

an Environmental Impact Report for the North River Farms Planned Development Plan and we thank you for the 

opportunity to provide input regarding the scope and content of the EIR. The location you have identified is within the 

Territory of the Luiseño people. 

 

Embedded in the Luiseño territory are Rincon's history, culture and identity. The project is within the Luiseño Aboriginal 

Territory of the Luiseño people. Rincon has knowledge of one Luiseño Place Name, Pá’qwa, directly adjacent to the 

project area . Luiseño Place Names are associated with cultural traditional practices such as food gathering/processing, 

gatherings, and ceremonies. For this reason, the Rincon Band suggests the following measures be implemented in the 

EIR. These measures have been implemented by other lead agencies in this area for projects such as North River Farms 

Planned Development Plan. 

 
 

CUL-1:           The Rincon Band recommends the applicant enter into a Tribal Cultural Resource Treatment and Monitoring 

Agreement (also known as a pre-excavation agreement) with a tribe that is traditionally and culturally 

affiliated with the Project Location (“TCA Tribe”) prior to issuance of a grading permit. The purposes of the 

agreement are (1) to provide the applicant with clear expectations regarding tribal cultural resources, and (2) 

to formalize protocols and procedures between the Applicant/Owner and the TCA Tribe for the protection 

and treatment of, including but not limited to, Native American human remains, funerary objects, cultural and 

religious landscapes, ceremonial items, traditional gathering areas and cultural items, located and/or 

discovered through a monitoring program in conjunction with the construction of the proposed project, 

including additional archaeological surveys and/or studies, excavations, geotechnical investigations, grading, 

and all other ground disturbing activities. 

 

CUL-2:           Prior to issuance of a grading permit, the applicant shall provide written verification to the City of Oceanside 

that a qualified archaeologist and a Native American monitor associated with a TCA Tribe have been retained 

to implement the monitoring program. The archaeologist shall be responsible for coordinating with the Native 

American monitor. This verification shall be presented to the City of Oceanside in a letter from the project 

archaeologist that confirms the selected Native American monitor is associated with a TCA Tribe. The City of 

Oceanside, prior to any pre-construction meeting, shall approve all persons involved in the monitoring 

program. 

 

CUL-3:           The qualified archaeologist and a Native American monitor shall attend the pre-grading meeting with the 

grading contractors to explain and coordinate the requirements of the monitoring program.  

 

CUL-4:           During the initial grubbing, site grading, excavation or disturbance of the ground surface, the qualified 

archaeologist and the Native American monitor shall be on site full-time. The frequency of inspections shall 

depend on the rate of excavation, the materials excavated, and any discoveries of Tribal Cultural Resources 

as defined in California Public Resources Code Section 21074. Archaeological and Native American monitoring 
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will be discontinued when the depth of grading and soil conditions no longer retain the potential to contain 

cultural deposits. The qualified archaeologist, in consultation with the Native American monitor, shall be 

responsible for determining the duration and frequency of monitoring. 

 

CUL-5:           In the event that previously unidentified Tribal Cultural Resources are discovered, the qualified archaeologist 

and the Native American monitor shall have the authority to temporarily divert or temporarily halt ground 

disturbance operation in the area of discovery to allow for the evaluation of potentially significant cultural 

resources. Isolates and clearly non-significant deposits shall be minimally documented in the field and 

collected so the monitored grading can proceed.  

 

CUL- 6:          If a potentially significant tribal cultural resource is discovered, the archaeologist shall notify the City of 

Oceanside of said discovery. The qualified archaeologist, in consultation with the City of Oceanside, the TCA 

Tribe and the Native American monitor, shall determine the significance of the discovered resource. A 

recommendation for the tribal cultural resource’s treatment and disposition shall be made by the qualified 

archaeologist in consultation with the TCA Tribe and the Native American monitor and be submitted to the 

City of Oceanside for review and approval. If avoidance of the discovered cultural resource is not feasible, 

there should be an option to rebury the cultural material in or near the location it was discovered where it 

won’t be disturbed by future development.  

 

CUL-7:           The avoidance and/or preservation of the significant tribal cultural resource and/or unique archaeological 

resource must first be considered and evaluated as required by CEQA. Where any significant Tribal Cultural 

Resources and/or unique archaeological resources have been discovered and avoidance and/or preservation 

measures are deemed to be infeasible by the City of Oceanside, then a research design and data recovery 

program to mitigate impacts shall be prepared by the qualified archaeologist (using professional 

archaeological methods), in consultation with the TCA Tribe and the Native American monitor, and shall be 

subject to approval by the City of Oceanside. The archaeological monitor, in consultation with the Native 

American monitor, shall determine the amount of material to be recovered for an adequate artifact sample 

for analysis.  Before construction activities are allowed to resume in the affected area, the research design 

and data recovery program activities must be concluded to the satisfaction of the City of Oceanside. 

 

CUL-8:           As specified by California Health and Safety Code Section 7050.5, if human remains are found on the project 

site during construction or during archaeological work, the person responsible for the excavation, or his or 

her authorized representative, shall immediately notify the San Diego County Coroner’s office. Determination 

of whether the remains are human shall be conducted on-site and in situ where they were discovered by a 

forensic anthropologist, unless the forensic anthropologist and the Native American monitor agree to remove 

the remains to an off-site location for examination. No further excavation or disturbance of the site or any 

nearby area reasonably suspected to overlie adjacent remains shall occur until the Coroner has made the 

necessary findings as to origin and disposition. A temporary construction exclusion zone shall be established 

surrounding the area of the discovery so that the area would be protected, and consultation and treatment 

could occur as prescribed by law. In the event that the remains are determined to be of Native American 

origin, the Most Likely Descendant, as identified by the Native American Heritage Commission, shall be 

contacted in order to determine proper treatment and disposition of the remains in accordance with 

California Public Resources Code section 5097.98. The Native American remains shall be kept in-situ, or in a 

secure location in close proximity to where they were found, and the analysis of the remains shall only occur 

on-site in the presence of a Native American monitor. 

 

CUL-9:           If the qualified archaeologist elects to collect any tribal cultural resources, the Native American monitor must 

be present during any testing or cataloging of those resources. Moreover, if the qualified Archaeologist does 

not collect the cultural resources that are unearthed during the ground disturbing activities, the Native 

American monitor, may at their discretion, collect said resources and provide them to the TCA Tribe for 

respectful and dignified treatment in accordance with the Tribe’s cultural and spiritual traditions. Any Tribal 

Cultural Resources collected by the qualified archaeologist shall be repatriated to the TCA Tribe. Should the 
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TCA Tribe or other traditionally and culturally affiliated tribe decline the collection, the collection shall be 

curated at the San Diego Archaeological Center. All other resources determined by the qualified archaeologist, 

in consultation with the Native American monitor, to not be tribal cultural resources, shall be curated at the 

San Diego Archaeological Center.  

 

CUL-10:        Prior to the release of the grading bond, a monitoring report and/or evaluation report, if appropriate, which 

describes the results, analysis and conclusion of the archaeological monitoring program and any data recovery 

program on the project site shall be submitted by the qualified archaeologist to the City of Oceanside. The 

Native American monitor shall be responsible for providing any notes or comments to the qualified 

archaeologist in a timely manner to be submitted with the report. The report will include California 

Department of Parks and Recreation Primary and Archaeological Site Forms for any newly discovered 

resources.  
 

 

If there are any questions or concerns please do not hesitate to contact our office at your convenience at (760) 297-

2635. Thank you for the opportunity to protect and preserve our cultural assets. 

 

Destiny Colocho, RPA 

Cultural Resource Manager 

Cultural Resource Department 

Rincon Band of Luiseño Indians 

1 West Tribal Road | Valley Center, CA 92082 

Office:760-297-2635 | Cell: 760-705-7171 

Fax: 760-692-1498 

Email: dcolocho@rincontribe.org 

  

 
  

 
This message is intended only for the use of the individual or entity to which it is addressed. If the reader of this message is not the intended recipient, or the employee or agent 

responsible for delivering the message to the intended recipient, you are hereby notified that any dissemination, distribution or copying of this message is strictly prohibited. If you 

have received this communication in error, please notify us immediately by replying to the sender of this E-Mail by return E-Mail or by telephone.   In accordance with Internal 

Revenue Service Circular 230, we advise you that if this email contains any tax advice, such tax advice was not intended or written to be used, and it cannot be used, by any 

taxpayer for the purpose of avoiding penalties that may be imposed on the taxpayer. 
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Robert Dmohowski

From: Diane Nygaard <dnygaard3@gmail.com>

Sent: Friday, December 29, 2017 8:48 PM

To: Robert Dmohowski

Subject: Comments on North River Farms NOP

Follow Up Flag: Follow up

Flag Status: Flagged

Mr. Dmohowski 

 

We very much appreciate that the city is proposing to do a comprehensive EIR analysis and has not arbitrarily 

determined some issues should be excluded.  Thank you for putting the environment and the community 

first.   The following are our comments on the scope of the NOP: 

 

Land Use 

 

SANDAG has assumed that each city in the region will comply with the provisions of the Sustainable 

Communities Strategy(SCS)  to integrate land use and transportation planning.  This includes the expectation 

that the majority of growth in the region through 2050  will occur at 200 Smart Growth(SG) sites.   The DEIR 

needs to evaluate how this project complies (or fails to comply) with the provisions of the SCS, This should 

include an analysis of what growth has occurred in Oceanside since adoption of the SCS and what percentage of 

this growth is within  1/4 mile of a designated SG site, and how this specific project will impact the ability to 

comply with this regional land use plan.    

 

 Housing 

 

The applicant provided an explanation as to how this project is essential to address housing needs- both for 

Oceanside and for the region.  This self serving statement fails to consider the viability of the adopted Housing 

Element of the city of Oceanside- that achieves the RHNA numbers without this project.  Furthermore adding 

more high cost housing that requires increased VMT is the exact opposite of smart growth and what regional 

and state housing guidelines are trying to achieve.  The DEIR needs to fully evaluate if this project is needed to 

achieve Oceanside or regional housing numbers, by income levels  if this project is consistent with the adopted 

Oceanside HE and regional housing needs, and how the proposed housing mix complies with guidelines for 

design and location of real "affordable"housing.  

 

Agricultural Land 

 
The land impacted by this project is designated as "prime" agricultural land.   Appendix G of CEQA Land Evaluation and Site Assessment 

(LESA) provides a systematic method of determining impacts to prime agricultural land. The DEIR must include a comprehensive LESA 

analysis of the impacts of converting this prime agricultural land to other uses.  This analysis needs to be done both for the project, and for 

the cumulative impacts of potentially converting all of the agricultural land  in Morro Hills to other uses. 

 

The pattern of agricultural land loss in coastal southern California is very  clear.  The adjacent city of Carlsbad 

is a perfect example of how one by one agricultural land is lost to the pressures of development.  This is often 

not because farmers want to stop farming,  But because adjacent land uses put added stress on farming 

operations.  New development ends up being named for what it has replaced- like Rancho Carillo, Bressi 

Ranch, and Robertson Ranch,  The generational owners of Robertson Ranch said once a 4 lane divided road 

separated their farm fields that was the last straw for them.   The North River Farms project is likely to become 
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that critical step in the loss of Oceanside agricultural lands.  The DEIR needs to consider  how converting this 

one piece of land historically has started the dominoes falling.   

 

Biological Resource  Impacts 

 

The city of Oceanside's draft Subarea Plan(SAP) has identified the northeastern part of the city as an 

Agricultural Exclusion Zone.  It recognizes that agricultural land use provides some value for the conservation 

plan as long as those land uses continue and there is no removal of existing natural habitat. This is the first 

project to convert these agricultural lands to other uses. If approved, this project is likely to result in substantial 

additional loss of these ag lands.  The DEIR needs to fully assess how the project complies with all of the 

general provisions of the SAP as well as the specific provisions identified in Section 5.3.3 of draft SAP.   The 

analysis needs to consider both project specific and cumulative impacts to biological resources.   

 

In addition, the DEIR needs to assess how project approval could impact the draft SAP-  especially since it 

would appear there is not sufficient available land to accommodate the required compensatory mitigation.  

 

Public Safety 

 

Several persons testified at the NOP community meeting about their experience with trying to evacuate during 

the recent Lilac Hills Fire.  A comprehensive Fire Risk Assessment is needed for this project.  The San Luis 

Rey River is already a high fire risk area with a pattern of frequent fires intentionally set by arsonists. This is 

exacerbated by the current conditions of invasive arundo donax and delays in vegetation clearing and the on-

going long term impacts of climate change.  See San Diego Foundation study San Diego's Changing Climate:A 

Regional Wake-up Call." for a discussion of some of these issues.  This Fire Risk Assessment also needs to 

include the additional risks during Santa Anna wind conditions.  

 

This analysis also needs to consider the issues raised in a recent OpEd in the LA Times " 

Why are California's homes burning? It isn't natural disaster it's bad planning"  

http://www.latimes.com/opinion/op-ed/la-oe-halsey-socal-fires-why-20171207-story.html 

 

Greenhouse Gasses 

 

It is our understanding that the developer proposes to offset their increased GHG through the use of off site 

GHG reduction- that is out of state.  The DEIR needs to consider acceptable ways to reduce the GHG caused by 

this project.  There is currently no mechanism allowed through any local or state action that would allow 

Oceanside, or any California city, to off set the GHG produced within the community outside the community or 

even outside of the state.  The project needs to be evaluated for compliance with state law related to GHG 

reductions for local emissions, regional plans for GHG reduction, and consideration of the currently in process 

Climate Action Plan for the city of Oceanside.   

 

Growth Inducing 

 

The DEIR needs a thorough evaluation of the growth inducing impacts of such a precedent setting land use 

change- converting ag land to dense housing. The cumulative impact assessment needs to be realistic about how 

one project will lead to others- based on the clear pattern established in other cities in this region.  Estimates are 

this could lead to 8,000 or more housing units converting thousands of acres of land in an area that was never 

planned for such intensive land use.   
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Cumulative Impacts 

 

This analysis must be realistic- not just looking at already approved /potential projects but the actual story of 

how such changes start the dominoes falling.  This analysis needs to consider all of the environmental impacts 

of massive land use changes from converting ag land to other uses, particularly dense residential as that is the 

pattern throughout Oceanside.   

 

Overriding Considerations 

 

It is expected that this project., similar to essentially every other project of this size in recent years, will result in 

at least some significant adverse impacts that could lead to a statement of "Overriding Considerations."  Such 

statements typically include the economic benefits of the project as part of the justification for accepting 

adverse environmental impacts.  it appears that the Economic Analysis submitted by the developer is their 

justification in support of such a statement of Overriding Considerations.  The conclusions of this self serving 

economic analysis are in conflict with numerous other such analyses that have been done for other projects.  It 

concluded that single family residences would result in a net gain to the city while other studies consistently 

show they are a net loss.  Any justification for overriding considerations must be done by an independent third 

party and not the applicant.  This is particularly so with any economic analysis that is used to support a decision 

to override adverse environmental impacts. 

 

Alternatives Analysis 

 

 The CEQA process requires that the impact analysis needs to determine what alternatives need to be considered 

to address adverse impacts.  We expect that this requirement will be taken seriously and that once adverse 

impacts have been defined alternatives will be developed that are specifically designed to reduce those impacts 

below the level of significance.  A serious effort to do that is at the heart of the CEQA process so there truly can 

be informed decision making.   

 

Please reply to confirm timely receipt of these comments.   

 

Thank you for your consideration. 

 

Diane Nygaard 

On Behalf of Preserve Calavera 

 

 

 

 







Jan, 25, 2018 
 
Robert Dmohowski, Associate Planner 
Planning Department, City Of Oceanside 
300 N. Coast Highways, Oceanside 
 
re: North River Farms 
 
Dear Rob; 
 
After our meeting with Integral on Jan 22, it was disturbing to know the plans to 
mitigate the agricultural land outside the Oceanside City Limits. 
 
I would respectfully request that the City require any developer to mitigate 
agricultural land loss to development within the city limits. Our efforts to create an 
Agritourism component for the city strengthening our visitor experience, the cities 
environmental and climate change needs as well as Green Oceanside’s efforts to 
close the waste loop, our water departments efforts to sell recycled water to 
farmers and most important to preserve our commercial farming element in 
Oceanside is essential that we have as much agricultural land as possible.   
 
 
Sincerely; 
 
Louise Balma 
 
Architect  
745 Sleeping Indian Road, Oceanside 
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Robert Dmohowski

From: nursekrajec <nursekrajec@gmail.com>

Sent: Saturday, January 27, 2018 3:02 PM

To: Robert Dmohowski

Subject: North river farms development plans

Follow Up Flag: Follow up

Flag Status: Flagged

I live off Frazee and the 76 and would like to know how this development would impact traffic. The addition of 

a second turn lane along the 76 hasn't done anything to help improve the traffic as it gets so backed up you can't 

even get into the turn lanes. There needs to be a widening and adding of lanes going straight to the 76 if we 

continue to develop the community. It used to take about 10min to get from my home to I5 in the morning and 

now it sometimes takes up to 20min especially when the kids are in school.  

You are adding housing without looking at the bigger impact to our community. There is not enough room for 

the additional cars and homes. There needs to be something else done with the land. Possibly a business that 

will bring jobs and only temporary traffic during business hours and not all the time. Oceanside needs more 

business to provide jobs for it's citizens.  

I urge you to please ask the surrounding community about how bad traffic is all the time and see how this 

development will make it worse.  

 

Thank you, 

Amy Krajec  

4781 Dalea Pl  

Oceanside CA 92057 

 

 

 
Sent via the Samsung Galaxy S7, an AT&T 4G LTE smartphone 
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Robert Dmohowski

From: Harold Zettl <hzettl@gmail.com>

Sent: Saturday, January 27, 2018 6:13 PM

To: Robert Dmohowski

Subject: North River Farms project .

Follow Up Flag: Follow up

Flag Status: Flagged

Hi , 

my name is Harold Zettl and I live on Chincoteague Ct . 

I oppose the project because of it's density and impact on the traffic on River Road as well as HWY-76. There is 

no clear defined evacuation plan  or exit route , as we all experienced issues during the Lilac fire. This project 

with it's 725 units will add about  1500 cars to the local area , which is already not able to handle the current 

traffic. 

 

 

 

--  

              Thank you , 

                                               Harold 

 

You only need two tools in life - WD-40 and duct tape. If it doesn't move and should , use the WD-40. If it 

shouldn't move and it does , use the duct tape  
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Robert Dmohowski

From: Sandy McReynolds <sandy.mcreynolds@gmail.com>

Sent: Saturday, January 27, 2018 6:27 PM

To: Robert Dmohowski

Subject: North River Farms project

Follow Up Flag: Follow up

Flag Status: Flagged

We oppose development such as this. All development should be beside transportation hubs, preferably rail and 

bus. This one is neither, nor it it close to schools, shops, and markets.  

 

Note how long the Lilac fire evacuation took, and this would be so much worse. 

 

John F. McReynolds 

5822 Ranch View Rd. 

Oceanside CA 92057 
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Robert Dmohowski

From: Joseph Sanford <Joe@joesanford.net>

Sent: Saturday, January 27, 2018 11:27 AM

To: Robert Dmohowski

Subject: North River Rd development

Follow Up Flag: Follow up

Flag Status: Flagged

Hello, 

 

In your plans for the North River Rd development, would you please consider creating another access point to NRR from 

Melrose? During the recent fires, NNR was overwhelmed with cars trying to exit from both NNR and Sleeping Indian Rd. 

The only way out for them was at College Blvd. Melrose is already built to handle a considerable amount of traffic on 

both sides of 76 and if it were completed around Guajome Park to Santa Fe, it would give much needed relief to the 

current traffic bottlenecks. I would also like to add that there are currently two large apartment complexes, in the 

permitting stage, for the east and west sides of Santa Fe at Oceanside Blvd and Bobier that I feel are only going to add to 

the traffic along 76. A study on this Melrose/Santa Fe area has not been done since 1999 and there have been major 

changes since then. 

 

Please consider at least looking at this option. 

 

Thank you 

 

JOE 

 

Joe Sanford 

760-631-4000 office 

760-846-3900 cell 

joe@joesanford.net 
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Robert Dmohowski

From: Karen Johnston <karejohnston@gmail.com>

Sent: Saturday, January 27, 2018 8:41 PM

To: Robert Dmohowski

Subject: North RIver Farms Project EIR (Environmental Impact Report)

Follow Up Flag: Follow up

Flag Status: Flagged

Dear Mr. Dmohowski- 

Please include in the EIR for the North River Farms Project the following topics: 

Light Pollution- 

The North River Farms Project would permanently and irreversibly degrade natural nighttime darkness. This will have a negative effect on 

native wildlife and ecosystems.   

The North River Farms development and associated vehicle traffic would add significant artificial light to the night sky.   This would go 

against the efforts of the International Dark-Sky Association, which values and seeks to protect nighttime darkness.  IDA is a non-profit 

503(c) organization that works to help stop light pollution and protect the night skies for present and future generations. 

The area around Camp Pendleton Marine base has relatively low levels of light pollution, and should remain that way.  For the benefit of 

wildlife, astronomers, and for citizens who do not want to become increasingly disconnected from the natural environment. 

School Safety- 

North River Road has a reduced-speed school safety zone for Del Rio Elementary School, located just one-third of a mile west of the 

proposed development.  A significant housing development at the proposed location would increase the density of traffic on North River 

Road.  It would lead to greater impatience of drivers, more tailgating, reduced visibility, higher speeds, more passing, more drivers missing 

the warning lights, and a greater danger to students.  

Reducing the safety of young students is never a good idea, and should not occur without careful consideration. 

The North River Farms development, if approved, would almost certainly be followed by numerous "copy-cat" developments in the area, 

which would follow the North River Farms template.  Both the "Light Pollution" and the "School Safety" topics need to be addressed using 

the ultimate housing numbers that would result from not only the North River Farms development but also from all the likely future projects 

it would enable. 

Sincerely, 

Karen Johnston 

1544 Sleeping Indian Road 

Fallbrook, CA 92028 

 

 

 



1

Robert Dmohowski

From: unk Jammal <jammaloa@gmail.com>

Sent: Saturday, January 27, 2018 6:16 PM

To: Robert Dmohowski

Subject: North River Farms Project 

Follow Up Flag: Follow up

Flag Status: Flagged

Hello, 

 

Please accept this email as my input to subject planned development.   Subject development should not be 

allowed.    While available housing in SD County is badly needed, this planned development will likely have more 

negative impact and provide little relive to housing shortage.  76, college Blvd. and N River road are already impacted by 

traffic; the planned additional units will just make thing much worst.  To approve any development in this location 

should require a traffic mitigation plan that widens North River Rd from 76 to Vandegrift in addition to the college Blvd. 

bridge.   Development should also include shopping amenities, which are now lacking from College East to the Bonsall 

area.     The City Council/Planners should not allow another developer to just plant homes; developers need to build full 

communities; Carlsbad, and other cities demand more from the developers; Oceanside should too.         

 

Thank you for your time. 

 

Sam Jammal 

5584 Thoroughbred St 

Oceanside, CA 92057 
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Robert Dmohowski

From: Bruce <lincarguy@earthlink.net>

Sent: Sunday, January 28, 2018 6:27 PM

To: Robert Dmohowski

Subject: EIR   North River Farms

Follow Up Flag: Follow up

Flag Status: Flagged

 FIRE CONCERNS AND NORTH RIVER FARMS 

1/28/19. 

 

I attended the meeting on the EIR for North River Farms and was quite surprised to find that fire was not listed on the EIR 
concerns list. We have just had a significant fire which has certainly affected the envirnoment. Trees and brush east of 
Mission in Bonsall the entire river bed was wiped out. The habitate was destroyed for virtually every kind of wild life. The 
river bed now has no trees and brush to slow the rush of water that could be coming from the mountains so bridges, roads 
and buildings are vulnerable to high speed water in the river bed. I know that this area is not in Oceanside but it certainly 
can affect Oceanside. More to the point is the river bed from roughly Sleeping Indian to the west end of the agricultural 
fields has extremely dense brush and trees. This woodland makes me uneasy every time I drive by it because of the risk 
of it becoming a major fire. I understand from a number of people that this woodland is not under the control of the city 
and that who ever it is under the control of it will not allow any kind of thinning or management of the woodland. Their 
philosopy is clearly that it is better to let burn to ash and destroy all habitate than to have any mitigation of the fire risk and 
still have a viable habitate for wildlife. I have been here 8 years and I am frankly amazed it hasnt burned before now. This 
forest is on the south border of the highest density of the proposed North River Farms. The narrow border between the 
forest and the high density housing laughingly referred as a farm is absolutely no realistical fire break. If the woodland 
burns at least part of North River Farm burns. 

Worse at Sleeping Indian there is a small stream bed that is usual dry that runs north thru a nursery and then along 
Sleeping Indian thru private land much of which is covered with dense brush as far up as the lemon orchard. If the 
woodland at the river bed burns fire will sweep up this stream bed endangering all the houses along that section of 
Sleeping Indian and maybe further on north. 

If North River Farms is built the risk of fire goes up dramatically. Fire can come many sources , such as, from kids playing 
in the forest, cars back firing, burning trash, etc. Human proxity increases the risk is one of the many many reasons why 
North River Farms should not be built. 

It is probably to say this but I support all the other reasons for not accepting the North River Farms plan. 

 

Bruce Hauswirth  

697 Sleeping Indian Rd 

Oceanside, Ca 

92057  
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Robert Dmohowski

From: FL Talavera <talaveraassoc@gmail.com>

Sent: Sunday, January 28, 2018 10:29 PM

To: Robert Dmohowski

Cc: Russ Cunningham

Subject: North River Farms Project NOP - Public Comments

Follow Up Flag: Follow up

Flag Status: Flagged

Hello Rob,       

 

      Per the Notice of Public Scoping Meeting, public comments must be submitted by January 30, 2018.  This 

public comment addresses concerns with the North River Farms Project Application and related entitlement 

requests. 

  

North River Farms Project Application Entitlement Requests 

     The North River Farms Development Project Application is comprised of the following Entitlement 

Requests:  

1. General Plan Amendment (GPA16-00002): A change in land use designation from Agricultural (A) to 

Single-Family Residential (RS), Medium Density Residential (RMA, RMB, RMC) and Mixed-Use. 

2. Zone Amendment (ZA16-00005): A zone amendment from Agriculture (A) and Agriculture - Scenic 

Park Overlay (A SP) to Planned Development (PD). 

3. Tentative Map (T16-00002): A tentative map to establish the four Planning Areas. 

4. Development Plan (D16-00012) 

  The Entitlement Requests must be reviewed for major inconsistency with the General Plans, the 

California Coastal Act, North County Multiple Habitat Conservation Program, and the Williamson Act 

(a legislative effort to preserve agricultural and open space land and discourage premature urban 

development).  The proposed General Plan Amendment is inconsistent with Oceanside’s General Plan and San 

Diego County’s General Plan.  The change in land use designation from Agricultural, a dedication to its use for 

agricultural and open space land, discouraging premature urban development, to Single-Family Residential 

(RS), Medium Density Residential (RMA, RMB, RMC) and Mixed-Use is inconsistent with the above to the 

extent that it fails to properly consider the effects and the cumulative effects or impacts it will have on 

preexisting infrastructure, which is otherwise inadequate to handle the massive increase in circulation that 

would result from changing the land use designations from agricultural to single and medium residential. The 

proposed North River Farms Project falls within the boundaries of the Agricultural Preserve established by the 

City of Oceanside Planning Commission Resolution No. 78-P10 Agricultural Preserve No. AP-2-77, AP-3-77, 

AP-4-77 and AP-5-77 Location: North of North River Rd., bet Stallion Dr. and Sleeping Indian Rd. 

  

        Under existing conditions, the Traffic Study (TIR) lists North River Road as meeting City of Oceanside 

Circulation Element classification as a Four Lane Major Arterial between Douglas Drive and College Boulevard 

and as a Five Lane Major Arterial from College Boulevard to Vandegrift Boulevard. However, the project 

application proposes a General Plan Amendment to reclassify North River Road from Stallion Drive to Wilshire 

Road from a Major Arterial to a Secondary Arterial. This is inconsistent with the proposed changes in land use 

designations discussed above, as a major arterial would be necessary to support the proposed increase in density 

which would only exacerbate the current load of commuter traffic from the Temecula area to Camp Pendleton, 
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as well as 24/7/365 semi-trailer traffic from local Fallbrook and Oceanside nurseries, flower growers, 

strawberry and tomato growers.  Further, the TIR improperly assumes that the long-term volume forecasts do 

not justify the need for a Four-Lane Major Arterial. 

 

Multiple areas within the project development are subject to the jurisdiction of the U.S. Army 

Corps of Engineers (ACOE), Regional Water Quality Control Board (RWQCB), and California 

Department of Fish and Wildlife (CDFW).  Those agencies must be properly notified, well in advance, of the 

Notice of Preparation.  

 

     Please confirm receipt of these comments and that they have been entered into the public record. Thank you! 

 

Sincerely, 

 

Lynn Talavera 
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Robert Dmohowski

From: Marc Rice <ricema@gmail.com>

Sent: Sunday, January 28, 2018 12:40 AM

To: Robert Dmohowski

Subject: North River Farms Development

Follow Up Flag: Follow up

Flag Status: Flagged

Hello, 

 

As a 25 year resident of Oceanside, I have witnessed a lot of bad decisions by our City Council that adversely 

affect our quality of life here. Many, many times the council has gone against the Planning Department's 

recommendations to allow re-zoning for development, allowing more high-density housing than the roads can 

support. I won't even get into the whole RDO street light fiasco, which I will never stop being pissed off about. 

And blocking the Rancho Del Oro offramp from the 78 which was planned to go straight into the business park, 

hindering commercial development there (oh, but that's OK, we'll just re-zone and put condos in there, right at 

the corner of College and Old Grove!!!) But I digress.... 

 

The point is, I am writing to voice my opposition to the North River Farms Development, as well as any other 

development that will put more traffic on 76 or College Blvd. Especially high density development as proposed 

in this case. Not that the City Council will give a hoot. They'll do whatever the developers want. I wonder why? 

 

Marc Rice 

RDO Resident 
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Robert Dmohowski

From: Tom Chiesl <tchiesl@yahoo.com>

Sent: Sunday, January 28, 2018 4:16 PM

To: Robert Dmohowski

Subject: North River Farms planned development plan

Follow Up Flag: Follow up

Flag Status: Flagged

 

Hi,  
 
I'm an Oceanside resident that lives over by mission vista high school and I was given your e-mail address and told by a 
neighbor I have until Jan 31st to voice any concerns regarding the planned North River Farms development.   
 
While I think that more housing is needed in the East Oceanside area and it has a great future for residential and 
commercial development, my primary concern is that the existing traffic is already snarled enough as it is on the 76 and 
the approaching North South intersections to try and get on the 76 (College in both directions, Santa Fe, the stoplight to / 
from walmart).  I had considered buying a house in the Arrowood development but after visiting at both morning and 
evening rush hour decided against that as like something in a Simpsons episode an old lady in a walker passed me 
by.  The timing of lights is also nearly impossible to travel east west on the 76 and any reasonable rate of speed and I fear 
another housing development in an area with already choked streets will only exacerbate the problem.  I think more 
improvements to the transportation infrastructure (road system, not busses, not trains) is need to lay the foundation for the 
next 20 years.  I had high hopes for the construction that was happening on 76 throughout oceanside but the end result 
looks like we just took the nice brick median blvd like divider and replaced it with a wide shoulder and some shitty looking 
dirty spaces.  I assume the wider shoulders are for emergency vehicles which is good, but there are definitely places that 
could use more lanes and or better timing of the lights.   
 
Positive element(s) that I like about the planned new development are the mixed used of residential and agricultural / 
open space.  Our HOA has some open space and eventually I will try to pitch an avocado tree grove, I'm sure our HOA 
could team with other HOAs and supply avocados and other produce to the local sprouts which would be a win / win for 
everyone. 
 
Thanks for your 2 minutes. 
Tom Chiesl 
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Robert Dmohowski

From: Irma Robinson <irmarobinson@yahoo.com>

Sent: Monday, January 29, 2018 4:07 PM

To: Robert Dmohowski

Subject: No on N.River Rd. Housing!!!

Follow Up Flag: Follow up

Flag Status: Flagged

 

 

Sent from my iPhone 
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Robert Dmohowski

From: Sabrina Locher <sabrinalocher@yahoo.com>

Sent: Monday, January 29, 2018 9:35 PM

To: Robert Dmohowski

Subject: Objection to the Proposed North River Farms Project

Follow Up Flag: Follow up

Flag Status: Flagged

 

 

 

Dear City of Oceanside, 
 
I was very distressed to learn at a recent homeowners association meeting last week that there were 
plans being discussed with the support of several members of the City of Oceanside's City Council to 
build the North River Farms Project very close to our community.  You see my husband and I moved to 
Oceanside from Carlsbad approx. 4 1/2 years ago when we purchased a home in the Marisol at Ocean 
Ranch community off of Melrose, next to Mission Vista High School.  We previously lived very close to the 
5 freeway in Carlsbad off of Tamarack Ave and had started to feel the pressure of the added traffic 
congestion on the 5 freeway.  Moving out to what we considered, rural Oceanside was a break from all of 
the traffic noise and congestion.  We considered several areas in the Morro Hills section of Oceanside 
and after ruling out Arrowwood based on the traffic flow (one way in and one way out being a negative for 
us) and settled on our neighborhood because we were assured that the natural farming land and previous 
riverbed surrounding our neighborhood would stay open space as it was not able to be built on for 
additional homes or businesses.  The added improvements that we saw starting to take place and have 
now finished to the east sections of the 76 section have also helped to keep up with the increase of traffic 
that we have seen in the short time we have lived here.  Our concern with this new North River Farm 
Project is that in addition to the new neighborhood being built next to the San Luis Rey Mission bringing 
hundreds of homes and more traffic to the 76, is that by adding the North River Farms project and 
increasing the number of homes in our area by another 700+, you are adding almost a guaranteed, 
another 1000+ vehicles to the already over crowded streets and shopping centers in our area.  As an 
example, some days, the later afternoons in the middle of the week, it takes me 30-40 minutes to get from 
the Walmart parking lot, on the corner of College and 76, to my house, which is approx. 2.3 miles using 
the 76.  To me, that clearly indicates that we are already at capacity on our streets around here.  Adding 
more to the mix is not the answer. 
 
The second pain point for me is that, as previously stated, we were told the open space surrounding our 
neighborhood was undevelopable.  I know some in our neighbors paid a premium for their lots as they 
were outward facing with a view of the open spaces.  I would think they would be the most vocal about 
that view and peace and quite being taken away after only being able to enjoy it for a few short years. 
 
I was born and raised in this area as the daughter of a Marine Corp brat so I have seen Oceanside grown 
from a small little town with mostly military families to the larger, more diverse town it is now.  I would not 
have moved back here if I thought it was going to become as overfilled as it is being proposed to be.  And 
please do not get me wrong.  I'm not against progress but I ask that you just look at the big picture and 
spread these developments out so that we are not all on top of each other and the infrastructure is in 
place to support the growth of new communities and you are not trying to play catch-up and fix a problem 
after you have already created it.  The beauty of living in this part of Southern California is that we still 
have room to breathe.  Please don't take that away. 
 
Respectfully, 
Sabrina Locher 
Chincoteague Ct 
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Oceanside, CA 92057 
760-688-8611-cell 
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Robert Dmohowski

From: Carol Brazeau <cbraze@me.com>

Sent: Tuesday, January 30, 2018 2:36 PM

To: Robert Dmohowski

Subject: River Road project =  More traffic and lower quality of life

Follow Up Flag: Follow up

Flag Status: Flagged

Hello, 

 

i would like to state that I am totally against the River Road housing project.  I moved to this area to get away from 

dense housing and heavy traffic.  And now there’s a possibility that I will be facing the same issues as there are in the 

Bay area?  I am so against this. 

Isn’t there a way for the public to vote on this?  I think the majority of the people living in this area are against it.  I heard 

that at the meeting EVERYONE was against - except the city council members.  I think they should do what the majority 

of the population prefers. 

 

Carol Brazeau 

5611 Chincoteague Ct 

Oceanside, Ca 92057 

650-823-9958 
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Robert Dmohowski

From: Dave Hamilton <dhamilton@ntecusa.com>

Sent: Tuesday, January 30, 2018 1:12 PM

To: Robert Dmohowski

Subject: FW: NRF Planned Development

Follow Up Flag: Follow up

Flag Status: Flagged

Mr. Dmohowski, 

 

This email in in concern for the environmental Impact Report. 

 

I am opposed to this project for the environment noise, greenhouse gases and the project too close to the river for flood 

reasons. 

 

On the first two reasons is the city of Oceanside has a huge problem in the eastern half of the city which causes most of 

the problems of traffic stalling and noise created with it.    This city should concentrate on fixing the problems we have 

now by correcting the infrastructure to handle our current problems before we add additional problems.   This area is 

not in any way ready nor will be until the Traffic circulation is corrected. 

 

Regards, 

 

Dave Hamilton 

1664 Del Mar Rd 

Oceanside, CA 92057 



1

Robert Dmohowski

From: denney miller <sanden7@sbcglobal.net>

Sent: Tuesday, January 30, 2018 8:02 AM

To: Robert Dmohowski; sanden miller

Subject: North River Farms Project EIR

Follow Up Flag: Follow up

Flag Status: Flagged

January 30, 2018 

 

Mr. Robert Dmohowski 

City of Oceanside 

 

Dear Mr. Dmohowski 

 

We are 20 year residents of Oceanside.  Standing first among our concerns 

on the North River Farms Project is the Cumulative Effect on the 

Environment. 

 

When the agricultural zoned land in Morro Hills is developed at the 

density 

projected for North River Farms, the residents of Oceanside will have to 

pay 

dearly on so many fronts forever for that incursion.  This is not just one 

isolated project; it will surely lead to many more. 

 

At the proposed density, it is estimated that more than 10,000 dwellings  

will be built in the future on Morro Hills agricultural land.   

The cumulative impacts to the Environment of our City and our Planet 

will be devastating in so many respects.  

 

The developers will pay required fees up front, and then depart with their 

profits.   
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The residents of Oceanside will be left to pay forever to attempt to 

mitigate 

the permanent disastrous results to the Environment. 

 

Thank you for your diligent professional efforts on The North River Farms 

EIR 

for the benefit of our city and Oceanside's residents present and future. 

 

We cannot underestimate the great and lasting importance of the  

environmental impacts on this proposal.  It is critical that we now make  

the right decisions for the best future outcome for our City and her 

residents. 

 

 

Sincerely,  Denney and Sandy Miller, 6105 Las Tunas Drive, Oceanside 

 



 

Phone / Fax 760 - 941 - 1876    ~    Cell:  760 - 519 - 1875 

DENNIS MARTINEK, Ph.D. 
1537 Sleeping Indian Road 

Fallbrook, California 92028 
January 20, 2018 
 
 
Mr. Robert Dmohowski 
Oceanside Planning Department 
300 N. Coast Highway 
Oceanside, CA 92054 
 
RE: Consideration of issues in preparation of the EIR for North River Farms 
 
 
Dear Mr. Dmohowski: 
 
In preparing the Environmental Impact Report for the North River Farms project, I am 
concerned with the project’s consistency with the following General Plan and Public Safety 
Issues: 
 

1. Public Safety – Flooding. A significant portion of the project is located in the San Luis 
Rey River Flood Plain. The specific area in which the project is proposed has a 
history of severe flooding. In the past 40 years, the river has overflowed its banks at 
least three times and destroyed portions of North River Road, Melba Bishop Park, 
and the homes on Stallion Drive. As the Public Safety Element of the City’s general 
Plan points out, “The severity of damage is often directly proportional to the 
intensity and density of development and the proximity of the development to the 
hazard source.” Any development south of North River Road is in direct conflict with 
the Public Safety Element policies. 

 
2. Public Safety – Fire. The risk of fire is another safety issue that would be increased 

by the development of North River Farms. As the Public Safety Element states, “The 
danger of fire is probably the most severe hazard faced by residents of Oceanside.” It 
also identifies one of the primary factors that contribute to the brushfire threat is 
development pattern, “Brush fire hazards are high when in proximity to residential 
development.” In view of the recent dangers posed by the Lilac fire and the extreme 
difficulty in evacuating the area because of the limitations of North River Road, 
Vandegrift, and College Boulevard, careful analysis should be made of the risks to 
the community by the significant increase in traffic caused by North River Farms. 
 

 



 

Phone / Fax 760 - 941 - 1876    ~    Cell:  760 - 519 - 1875 

3. Balanced Land Use – The project conflicts with the General Plan Policy identifying 
the long-term value of having a balance of land uses including agricultural. This 
balance promotes a more efficient community. It encourages “smart growth” and 
lessens the impact on the circulation system. Local agriculture is a benefit to the 
community that should not be ignored. The project will result in prime agricultural 
land being lost forever.  

 
4. Land Use Compatibility – The proposed project conflicts with the General Plan’s 

policy of avoiding conflicts in use. Placing a high density residential project in an 
agricultural zone creates problems for farmers trying to carry out their business. 
The San Diego Farm Bureau recommends a minimum 300-foot buffer between 
farms and other uses. The North River Farms project will result in conflict between 
farmers and home owners. 
 

 
5. Conservation of Agricultural Lands – The City’s Land Use Element (Section 2.5) 

states a policy, “To identify, conserve and enhance Oceanside’s agricultural areas.” 
The land impacted by this project is designated as "prime" agricultural land.   A 
comprehensive analysis of the impacts of the loss of Oceanside’s farmland should be 
required. Appendix G of CEQA Land Evaluation and Site Assessment 
(LESA) provides a systematic method of determining impacts to prime agricultural 
land. The DEIR should include a comprehensive LESA analysis of the impacts of 
converting this prime agricultural land to other uses.  This analysis needs to be done 
both for the project, and for the cumulative impacts of potentially converting all of 
the agricultural land in South Morro Hills to other uses. 

 
 
I appreciate your work in making Oceanside a better place to live. 
 
 
Dennis Martinek, Ph.D. 

 



January 30, 2018 
Development Services Department 
Attn: Rob Dmohowski, Associate Planner 
300 N. Coast Highway 
Oceanside, CA 92057 
 
Subject: Proposed North River Farms Development – Public Scoping Letter 
 

I have previously submitted preliminary comments on the project both in writing at by speaking at the 
two public scoping meetings. Therefore, I will not repeat those comments in any detail herein.   

I appreciate the opportunity to have met with Ms. Hammond (applicant representative) and you and Russ 
Cunningham of the City Development Services Department, Monday January 22, 2017 along with a few 
other representatives from my neighborhood in Morro Hills, Oceanside. The purpose of that meeting was 
to discuss the alternative screening process for the EIR. It is my understanding from that meeting as well 
as the last public scoping meeting on January 16, 2017 that the EIR will analyze at a minimum two 
alternatives: (1) the proposed project, and (2) an alternative based on the existing land use and zoning for 
the area.  

At the January 22, 2017 meeting, I presented two basic alternative concepts for consideration in the EIR. 
Both concepts are based on consistency with the land use of the area, but include provision for mixed use 
development compatible with agritourism. They also limit development to outside the 100-year floodplain 
to reduce public safety hazards and costs for flood insurance and repairs, with the lands within the 100-
year floodplain retained as agricultural land. The retained agricultural land may offset the need for 
additional mitigation for conversion of agricultural lands. They differ in density and overall development 
requirements, as follows (drawings attached).  

• Concept 3 – residential would be limited to the north side of North River Road and mixed land use 
would be limited to the south side of North River Road. Dwelling units (DU) with 2.5 acre lots size 
would total 37.  

• Concept 4 – this would include a transition of lot sizes between 1 and 2.5 acre with total number 
of dwelling units (DUs) not to exceed that allowable under the current zoning (i.e., 71 DUs). The 
mixed land use area is shown focused on the eastern side of the project, but could be placed 
differently along the south side of North River Road depending on project layout.   

As discussed during the January 22, 2017 meeting, I plan to meet with additional members of our 
neighborhood to further develop additional alternative considerations and appreciate that we will be able 
to follow-up with the applicant and City Development Services Department to present additional 
alternative concepts, as applicable.  

Respectfully,  

Karen Green 
City of Oceanside, Morro Hills Resident 



 
  

Alternative Concept 3 

2.5 acre lots 

2.5 acre lots 



 
 

Alternative Concept 4 

2.5 acre lots 

2.5 acre lots 
1 to 1.5 
acre 
lots 

1 to 1.5 
acre 
lots 



January 30, 2018 
Development Services Department 
Attn: Rob Dmohowski, Associate Planner 
300 N. Coast Highway 
Oceanside, CA 92057 
 
Subject: Proposed North River Farms Development – Public Scoping Letter 
 
We very much appreciate that the City held two public scoping meetings, with the second added due to 
large regional wildfire just before the first scheduled meeting.  
 
In addition, we appreciate that the Notice of Preparation provides a comprehensive list of issue areas to 
be addressed in the EIR.  We agree that all have the potential for significant impacts and should be 
evaluated: Aesthetics, Agriculture, Air Quality (including Greenhouse Gas Emissions), Biological 
Resources, Cultural Resources (including Tribal Cultural Resources), Geology and Soils, Hazards and 
Hazardous Materials, Hydrology and Water Quality, Land Use and Planning, Mineral Resources, Noise, 
Population and Housing, Public Services, Recreation, Traffic and Transportation, Utilities and Service 
Systems, and Energy.  
 
The South Morro Hills Association is a California nonprofit corporation, whose membership includes 
property owners of the Morro Hills community within the City of Oceanside. The purpose of this 
organization is to further the prosperity, orderly development and preservation of our agricultural zoned 
community within the City of Oceanside. We are concerned that the proposed North River Farms 
project, which seeks amendments to the General Plan and Zoning Ordinance protections for agricultural 
lands, has the potential to induce future growth and urbanization of agricultural lands and loss of 
potential agricultural productivity to the Oceanside community. 

We provide the following comments on the scope and content of the EIR organized by major topics. 
 
Alternatives  

 The CEQA process requires that a range of reasonable alternatives should be evaluated. This is 
especially important since the proposed project seeks amendments to the General Plan and 
Zoning Ordinance.  

 The South Morro Hills Agitourism committee has been working with the City to identify and 
encourage agritourism opportunities within Morro Hills to help maintain the long-term viability 
of commercial farming and productivity of agricultural lands within the City.  

 At a minimum, the range of alternatives should include the following considerations:  

o Alternative consistent with existing General Plan policies and zoning for the area. 

o Alternative with density compatible with total dwelling units allowed under the existing 
General Plan policies and mixed use compatible with agritourism objectives.  

Project Description 

 The NOP did not include reference to phasing plans for the proposed project. The EIR should 
address phasing, including the location, size, schedule and development characteristics of each 
phase.  



 The NOP identifies 32.9 acres will be retained as agriculture; however, the proposed 
Development and Landscape Plans indicates that landscaped areas are included in that total. 
The EIR should separately quantify landscaped areas versus land that will retain the agricultural 
land use designation and be farmed.   

Aesthetics 

 The EIR should clarify that the project area is within Oceanside’s Morro Hills neighborhood, 
which has a rural agricultural community character based on existing farmland, open space 
along the San Luis Rey River, and low density of homes.  The EIR analysis should address the 
impacts of the proposed urbanization with closely-spaced residential development on the rural 
character and aesthetics of the Morro Hills neighborhood.  

 North River Road is a rural scenic road once it enters the Morro Hills neighborhood, providing 
views of farmland, agricultural operations and open space along the San Luis Rey River. The 
agricultural-scenic overlay designation of land along North River Road within the Morro Hills 
neighborhood should be considered in the aesthetics analysis.  

 Degradation of aesthetics by night-time lighting associated with the proposed project should be 
addressed.  

 Mitigation should focus on conserving agricultural lands and open space along North River Road.  

Agricultural Land 

 The proposed project would convert prime and unique farmland of local and statewide 
importance to urban uses. The state and local farmland designations should be mapped and 
quantified in the EIR. 

 The EIR should clarify how the proposed farmland and community gardens would be operated 
and managed. 

 The EIR should address how the project would maintain agricultural compatibility with off-site 
agricultural land in order to avoid potential conflicts with agricultural uses. 

 The EIR should include an Agricultural Conversion Analysis technical study, including use of the 
California Agriculture Land Assessment and Site Assessment (LESA) model.  

 The North River Farms project, if approved, would induce similar development proposals. The 
EIR should fully consider the growth inducing potential of approval of the proposed project to 
the future loss of Oceanside agricultural lands and productivity.  

 Mitigation should focus on conserving agricultural lands on a one to one ratio for each acre of 
developed farmland. The mitigation should occur in Oceanside, preferably within Morro Hills.  

Air Quality 

 Greenhouse gas (GHG) emissions are significantly less from agricultural lands compared to 
urban land. The EIR should quantify the increase in greenhouse gas emissions from conversion 
of agricultural land. 

 Planning is in the final phase of the City of Oceanside Economic Development Element and 
Climate Action Plan for a General Plan Amendment.  This study has been performed considering 
Morro Hills as an agricultural community in terms of assessing our economic contribution and 



carbon footprint.  The economic development element and carbon footprint are entirely 
different for dense housing tracts. 

 The EIR should evaluate the project for compliance with state law and regional plans related to 
GHG reductions for local emissions, as well as consistency with the City’s Climate Action Plan.  

Biological Resources 

 The Oceanside Subarea Plan is designed to promote conservation of biodiversity and ecosystem 
function in the City of Oceanside and the surrounding region, while allowing for continued 
economic development and wise land use in Oceanside. The project area is within the 
Agricultural Exclusion Zone identified in the City’s Subarea Plan. The Agricultural Exclusion Zone 
allows ongoing agricultural practices as long as they do not remove existing natural habitats.  

 The Subarea Plan specifies for the Agricultural Exclusion Zone that conversions to 
nonagricultural uses will invoke additional conservation guidelines, including preserving, 
restoring or enhancing upland buffers of natural vegetation adjacent to existing wetland 
vegetation communities. The EIR should clarify how the project addresses the agricultural 
conversion requirements of the Subarea Plan.  

 The proposed project is adjacent to San Luis Rey River, which supports riparian and wetland 
habitat that supports sensitive species and diverse wildlife. The EIR analysis should address 
project effects from increased noise, nighttime lighting, pets and human intrusion, and how 
those impacts would be mitigated.   

 If approved, this project is likely to result in substantial additional loss of agricultural lands 
within the Morro Hills area of the Subarea Plan. The analysis needs to consider cumulative 
impacts to biological resources from additional loss of agricultural lands and how compensatory 
mitigation could be accomplished within the Morro Hills area.   

Cultural Resources 

 Cultural resources occur within the project area. Outreach and tribal consultation should be 
addressed in the EIR.  

Hydrology, Hazards 

 The proposed project is partially within 100-year floodplain on south side of North River Road. 

 The EIR should reference that North River Road has been damaged and closed during previous 
storm events, including extended closure after 1990s El Nino. The EIR analysis should consider 
flooding hazards and potential impacts to North River Road as well as to public safety from 
development within the 100-year floodplain.   

Land Use 

 SANDAG has assumed that each city in the region will comply with the provisions of the 
Sustainable Communities Strategy to integrate land use and transportation planning.  This 
includes the expectation that the majority of growth in the region through 2050 will occur at 
200 Smart Growth sites. 

 The EIR should evaluate how the proposed project complies (or fails to comply) with the 
provisions of the Sustainable Communities Strategy, including proximity to a designated Smart 
Growth site. 



 The analysis should consider how the proposed project alone and as well as cumulative growth 
inducing effects of the project will impact the ability of the City to comply with this regional land 
use plan. 

Public Services, Utilities & Service Systems 

 Police, Fire, Schools, Water and Sewers must have detailed studies for the entire Morro Hills 
area.  This project in and of itself is going to demand a lot of public improvements and an 
increase in public services.  The proposed project area is within agricultural zone where City 
services are limited.  

 The EIR analysis should consider both the demands of the proposed project on existing public 
facilities and services, and how much of existing capacity would remain after development. 
Remaining capacity is an important consideration to future development costs. 

 The EIR should include a comprehensive Fire Risk Assessment that considers proximity of 
development to the San Luis Rey riparian corridor, drought effects, and Santa Ana wind 
conditions. Cumulative effects should consider increased fire risk associated with climate change.  

 The cumulative impacts to City services and systems should consider the growth inducing effects 
of the project on additional conversion of agricultural lands within Morro Hills.  

Traffic and Transportation 

 North River Road is the primary ingress and egress route used by the City’s Morro Hills 
residents, is used by slow farm vehicles and large trucks as part of the agricultural operations, 
and is used as access route to Camp Pendleton by employees and off-base military personnel.   

 North River Road is an emergency evacuation route for east Oceanside residents and for Bonsall 
and Fallbrook communities.   

 North River Road is substandard for the proposed North River Farms development. 

 Mitigation should address both the direct impacts of the project as well as the cumulative 
growth inducing impacts of the project.   

Cumulative and Growth Inducing Effects 

Given the substantial potential for a precedent setting land use change should the proposed project be 
approved, the EIR needs a comprehensive analysis of cumulative and growth inducing effects. The 
cumulative impact analysis consideration of future projects should not be limited to those already 
identified, but also consider potential future conversion of large agricultural lands within Morro Hills 
according to similar development standards as proposed by the North River Farms project.  

 

Respectfully submitted,  

Larry Balma 

President, South Morro Hills Association  
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January 29, 2018 
 
Development Services Department 
Attn: Rob Dmohowski, Associate Planner 
300 N. Coast Highway 
Oceanside, CA 92057 
 
Subject: Proposed North River Farms Development – Public Scoping Letter 
 
Dear Mr. Dmohowski, 
 
I am writing you today as a concerned citizen of Oceanside and as a resident of South Morro Hills 
for the past three years. I am writing to share my profound objection to the North River Farms 
Project. My objections fall into two categories: 1) Safety, and 2) Quality of Life for Oceanside 
residents and beyond. 
 
1) Safety: Fire is a real and present threat to the region that includes South Morro Hills and there 
are not adequate roads to evacuate residents in case of emergency. It is not only senseless to 
consider adding hundreds more residents and vehicles to this area, it is downright reckless.  
 
During the recent Lilac Fire evacuation, it took my neighbor over one hour to travel three miles in 
a car to reach College Avenue. The roads in and out of this region were not designed to sustain so 
many people in the event of an emergency and the dangerous proposal to add more congestion 
to this neighborhood keeps me up at night. As it is, the evacuation was a harrowing experience 
that left permanent marks on my life. If this project is approved, I will hold those who voted for it 
personally responsible for the safety of this neighborhood in the event of an emergency. 
 
North River Road and Sleeping Indian Road are also the only exit passage for emergency 
evacuation of the areas of Fallbrook and Bonsall, creating a public safety nightmare for evacuees 
if there is an increase in population in this area. This could endanger lives of the current citizens. 
 
Another safety concern is traffic. North River Road provides the only passage for large, slow farm 
vehicles to transport equipment, produce, and farming materials in and out of this designated 
agricultural region. The addition of hundreds of homes and vehicles at the entrance to South 
Morro Hills on an already-dangerous road would be a disaster. Residents of normal residentially 
zoned areas are not likely to be tolerant of the agricultural vehicles and road blockages that can 
occur frequently due to normal farm activities. An increase in traffic accidents, pedestrian 
accidents, and road rage seems an unavoidable result of this proposal.  
 
An additional safety concern is a traffic issue with congestion on College Avenue where the 
bridge crosses the riverbed at Vandegrift/North River Road. This area is incredibly congested 
already and increasing the residential population in this area would make it intolerable.  
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2) Quality of life for Oceanside residents and beyond: I’ve been a frequent visitor to South Morro 
Hills for over 12 years and relocated to this treasure of a place in early 2015. This region is a gem. 
It’s a slice of hope for a society that has largely lost its connection with where food comes from. 
It’s a blessed gift from those who came before us who had the wisdom to set some land aside for 
farming and agriculture.  
 
It’s the future. Have you noticed the huge popularity of the farm-to-table movement? Or the 
great resurgence of interest in farming, composting, organic food, beekeeping, and other earth-
centered practices? The massive increase in interest, popularity, and profitability of farmer’s 
markets over the past decade? The huge swell of enthusiasm for organic produce and the 
popularization of exotic fruits and vegetables? Have you noticed a greater quantity and diversity 
of organic produce in the supermarkets? The increased news and advertisements about 
agritourism, or vacationing in agricultural spaces like farms and wineries? There is a reason. 
People are waking up to the void that processed food has created in their lives and are seeking a 
connection with nature. They are craving vitality and nutrition and products with ingredients that 
they recognize. People are beginning to understand the value of soil microbes and healthy 
bacteria. They are seeking out opportunities to learn about and implement natural practices like 
backyard gardening, composting, making food from scratch, raising chickens, etc. 
 
My point is that our modern world is moving in a direction that values nature over processed 
chemicals and quality over ease. Oceanside has the remarkable opportunity to capitalize on its 
historical inclusion of agriculture as a value and should be on the right side of history by 
protecting this precious land. Years from now, Oceanside can be reputed for it’s beautiful 
offerings to visitors and incomparable farm vistas. Or, it could be remembered that some who 
lacked vision sold out precious acreage to a wealthy developer for the profit of a few. 
 
South Morro Hills residents are great contributors to the City of Oceanside and deserve the 
chance to write their own story. Members of our community have served the City of Oceanside 
on commissions, special projects, as volunteers, on nonprofit boards, as business owners, and we 
even have a grammy-award winning celebrity spokesperson touting the praises of this 
community. These active, engaged, passionate citizens deserve to be heard and given time to 
create a vision plan for this farming community before pieces of it are sold off to development, 
forever changing the sense and feel of the place. Developers who are not residents of Oceanside 
and who do not have this community’s best interests at heart. 
 
At one time, this region was filled with citrus, and when that was no longer profitable, people 
planted avocados. Avocados are less profitable now but farmers are creative and innovative, and 
they will figure out the next profitable crop. There are already exciting farming projects being 
tested in South Morro Hills in growing coffee and exotic fruits that have great market potential.  
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The land identified in the North River Farms Project proposal is not fallow land, it is actively being 
farmed and leased for agriculture. Re-zoning this land to remove agriculture in this area will take 
away jobs and productivity. 
 
The North River Farms Project is completely transparent in it’s goal to make a few people very 
wealthy at the sacrifice of Oceanside’s history and values and a community’s quality of life. Re-
zoning agricultural land for the wealth of a corporate development project would be a travesty. It 
would also be just the beginning of a dismantling of Oceanside’s long held values and 
commitment to local farming and agriculture, as surely more and more developers would see this 
as paving the way for them to chip away acre by acre. Greed taking over and forever changing a 
beloved landscape and community is not only tragic but short-sighted. Oceanside has the 
opportunity to preserve this zone and farming has never been more popular, exciting, or 
centered in public awareness. 
 
As a lifelong San Diegan and hopefully an Oceanside resident for the rest of my life, I implore you 
to protect this community treasure that was left to us by those who came before us. Please do 
not approve the North River Farms project. 
 
If you have any questions or would like to reach me, my phone number is 619-206-3473. 
 
Sincerely, 
 
 
 
Rachel A. Jonte 
Mraz Family Farms 
www.mrazfamilyfarms.org 
 
CC:  
Peter Weiss, Mayor of Oceanside 
Chuck Lowery, Deputy Mayor of Oceanside 
Jerome M. Kern, Councilmember, Oceanside 
Esther C. Sanchez, Councilmember, Oceanside 
Jack Feller, Councilmember, Oceanside 

http://www.mrazfamilyfarms.org/


1

Robert Dmohowski

From: cabeautifulhomes@gmail.com on behalf of Ingrid Rothweiler 

<ingrid@cabeautifulhomes.com>

Sent: Tuesday, January 30, 2018 2:58 PM

To: Robert Dmohowski

Subject: North River Ranch

Follow Up Flag: Follow up

Flag Status: Flagged

Dear Mr. Dmohowski, 
 

Thank you for gathering Oceanside resident comments prior to considering the North River Ranch 

development.  We moved to the eastern edge of Oceanside approximately 5 years ago due largely to the 

agricultural/country feeling of the area with easy access to the harbor area.  

 

We are strongly opposed to this project for several reasons, including; traffic, noise, loss of agricultural 

feeling.  Traffic has already dramatically increased along the 76 and will certainly do so more upon completion 

of homes currently being built near Rancho Del Oro/76.   

 

We live in Marisol at Ocean Ranch.  The traffic noise on N River Road is surprisingly loud in our 

neighborhood.  Thankfully, there are not too many cars that travel this route.  The addition of 700+ homes will 

have a dramatically negative effect on the quality of life for several neighborhoods adjacent to the river 

bed.  The aesthetic beauty of the area would be forever changed.  

 

Oceanside has done a remarkable job of maintaining "Old California" charm while improving the area 

responsibly.  Please continue on this path of combining well thought out growth with integrity in maintaining 

the natural beauty of our area. 

 

Respectfully and Sincerely, 

 

The Rothweiler Family 
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Robert Dmohowski

From: Sally Prendergast <sallyp123@me.com>

Sent: Tuesday, January 30, 2018 4:06 PM

To: Robert Dmohowski

Cc: Alice hammond

Subject: Comments on the NOP for North River Farms Project

Follow Up Flag: Follow up

Flag Status: Flagged

Mr Dmohowski 
  
These comments on the NOP for the North River Farms Project are submitted on behalf of the Sierra Club North County 
Coastal Group (NCCG). Our Chapter has already taken a position in opposition to this project.  Our project specific 
concerns will be discussed later in this review process.  This email is limited to some specific concerns about the process 
and content of the EIR in response to the NOP.   
  
The following are our comments on the NOP: 
  
Use of Independent EIR Reviewer 

  
The city is using what is a non- standard process for preparation of the EIR for this very complex and controversial 
project.  This process allows the Project Applicant to prepare the EIR documents instead of an independent third 
party.  The city is then relying on an independent third party to then review the work of the applicant.  The city cannot pass 
on their obligations to protect the integrity of the process.  We are concerned about how this will work procedurally.  The 
developer is holding independent community meetings, as is commonly done for such a large project.  But how can the 
developer distinguish between comments made by the public at these meetings and comments that really should be part 
of the NOP public record?  The public does not understand the distinction, and the developer is not an independent 
party.   
  
There is also a concern about how this may impact access to what should be public records.  How will the city know their 
third party reviewer has full access to all of the records used by the developer - and not just those that support their 
conclusions?  How is the public assured that all records are part of the public administrative record for the project?  The 
county of San Diego claimed some of the records associated with their CAP were held by private parties and not part of 
the public record.  That is not consistent with case law and was challenged.   
  
GHG Mitigation 

  
The increased GHG this project will produce must be reviewed in light of the first climate action plan (CAP) currently being 
prepared by the City of Oceanside.  The GHG which would be produced by this project has not been included in the 
baseline inventory used to develop the CAP.  Since the city has the obligation to reduce its' community wide GHG to meet 
state targets established for 2020, 2035 and 2050, a mitigation plan would need to be developed which would offset this 
project's increased GHG.   The applicants’ current mitigation plan does not. It has been reported that the plan to mitigate 
for the increased GHG is to purchase offsite credit in an out-of-state project. The only off site projects that could be used 
for mitigation must be ones that actually reduce the community wide GHG emissions in the city of 
Oceanside.   Furthermore it must be demonstrated that any such mitigation measure is proven, quantifiable, will result in 
sufficient GHG mitigation in perpetuity, and the results can be monitored by the city who has responsibility for oversight of 
all project mitigation measures.   

 

Kind Regards, 
 
Sally Prendergast 
Submitted on behalf of Sierra Club North County Coastal Group 
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Robert Dmohowski

From: Vicki Higgins <vft101@sbcglobal.net>

Sent: Tuesday, January 30, 2018 1:51 PM

To: Robert Dmohowski

Subject: north river farms planned development

Attachments: IMG_20180130_0001.pdf

Follow Up Flag: Follow up

Flag Status: Flagged

 

Rob, 

I received the attached notification from the County of San Diego, Department of Agriculture this month. It is 

likely that a planned development the size of “North County Farms” will have to have at least a nursery school 

included if not also an elementary school. What will these new regulations do to the surrounding farming 

operations? I believe this will need to be seriously addressed in the EIR. 

 

Victoria Higgins 

6504 Morro Heights Road 

Oceanside, CA 92057 

760-758-2188 

vft101@sbcglobal.net 

 





To :             Rob Dmohowski 
From:         Dana Corso 
Date:          January 31, 2018 
Re:             Comments pertaining to the North River Farms Development 
 
First and foremost, my top concerns are safety and the lack of infrastructure in South 
Morro Hills. This specific development is located in a flood zone and alongside San Luis 
Rey River bed, which also serves as a wildlife corridor. It is not maintained and remains 
in it’s natural state, which includes lots of dry highly flammable brush. The most recent 
Lilac fire proved to many of the local residents and surrounding neighborhoods, that our  
lack of strategic evacuation plans; speaks volumes as to the IMPORTANCE of planning 
our future developments, in terms of the safety for our families, pets and our homes.  
It is critical that our safety comes first. Which means, before any zoning or land use 
changes take place ALL infrastructure must be updated. While it’s a nice gesture that 
Integral wants to improve only up to their proposed development, it’s unacceptable. 
 
As you know, the City Staff, City Planners, Planning Commission, Chambers of 
Commerce, Alliance of Citizens To Improve Oceanside Neighborhoods (ACTION), 
Preserve Calavera, Council Member Sanchez, Former Mayor Wood, and the 
community said NO to this project. This project would result in raising the negative jobs 
to housing balance. High density housing in not compatible with agricultural land. This 
project 
would create sprawl and more traffic congestion, therefore creating more greenhouse 
gases. It conflicts with County and State objectives of reducing elements that negatively 
affect us. 
 
Obviously, our current Council majority (Kern, Feller, and Lowery) disregarded the 
majority of Oceanside and have put their campaign donations first. We just witnessed 
that again with the appointment of Peter Weiss ( former City Engineer, manager and 
consultant) who has been clearly working with the developers. Weiss will now be able to 
vote on the same projects. It’s unbelievable! We, the citizens and staff are clearly just 
Cannon Fodder.  So I suspect this deal is already done. I just hope and pray that the 
Staff will continue to say no to this irresponsible and reckless development. Given all of 
the proper information, it’s common sense and a vote to move forward with this project 
is a vote to destroy lives and the quality of life for all of us here in Oceanside. 
 
Attached are photos of the Lilac Fire and the article of the 46 horses that burned alive. 
Again, I hope and pray all things considered that this project is denied and the 
community denies the re-election of Kern, Lowery and Feller, they are Deplorable! 






































	APPENDIX A: Public Scoping Comments

