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Attachment A 
Horne Street Subdivision – Southern Terminus of Horne Street, Oceanside 

11/19/2020 
 
Project Description and History 
 
The proposed project includes subdivision of a 1.17-acre lagoon-fronting lot into two 
residential parcels (Parcel A & Parcel B). Parcel A will consist of 23,780 sq. ft. and is 
currently developed with a single-family home. Parcel B will consist of 27,000 sq. ft. and is 
currently undeveloped. The project site is located at the southern terminus of Horne Street 
on the north shore of Buena Vista Lagoon in the City of Oceanside. 
 
The existing home will remain on Parcel A and no development of the parcels is proposed 
at this time. However, the City's staff report identifies a potential building envelope based 
on setback requirements. Parcel A is identified as having a 10,390 sq. ft. developable area 
and Parcel B is identified as having 8,872 sq. ft. of developable area. 
 
An existing conservation easement for open space purposes on the property would not be 
modified by the City’s approval of this subdivision. 
 
Consistency with the LCP 
 
The City found that the proposed development is consistent with the provisions of the 
certified LCP. However, the development as approved by the City raises several LCP 
consistency issues with regard to protection of sensitive habitat, public access, and public 
views. 
 

1. Protection of Sensitive Habitat 
 

The City's LCP requires that adequate buffers be provided as required by the following 
provisions: 
 

I. Costal Access. 
 

Policy 5. The City, in conjunction with the State Department of Fish and 
Game (sic), shall continue its efforts to provide and maintain an adequate 
buffer zone between Buena Vista Lagoon and development along its shore. 
Such is buffer is necessary for the provision of public access and protection 
of the lagoon from adverse environmental impacts. 

 
The buffer zone shall be generally 100 feet in width as measured from the 
landward edge of the lagoon or existing riparian vegetation, whichever is 
more extensive. Within the buffer zone, only passive recreation uses (such 
as walking, nature study, photography, small resource interpretive facilities 
and viewing areas) shall be allowed with no structures other than permitted 
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by this policy and only very minor alteration of natural land forms or 
conditions for used permitted by this policy. 

 
V. Environmentally Sensitive Habitat Areas 

 
Policy 2. Prior to approving any development on dry lands adjacent to Buena 
Vista Lagoon, the City shall consult the State Department of Fish and Game 
(sic) to ensure that adequate measures are provided to protect and enhance 
the lagoon's sensitive resources. Such measures shall include, where 
appropriate: 
 
a. Provision of adequate buffers between development and the lagoon 

 
The City's LCP requires that development located adjacent to Buena Vista Lagoon provide 
a 100-foot buffer from the lagoon or existing riparian vegetation, whichever is more 
extensive. The site contains Freshwater Marsh, Southern Willow Scrub and Arroweed 
Scrub, all of which are types of wetland habitat. However, no wetland delineation was 
conducted. The Mitigated Negative Declaration (MND) prepared for the subdivision states: 
 

No wetland delineation was performed on the property, as the section of property 
which is not in a conservation easement and could be developed is clearly an 
upland area. Buena Vista Lagoon at the bottom of the property’s slope is a U.S. 
Army Corps of Engineers (USACE) and CDFW regulated jurisdictional feature. The 
SWS at the edge of the Lagoon is additionally part of the Buena Vista Lagoon 
wetland and likely under CDFW jurisdiction. All jurisdictional features on the 
property are already protected within a conservation easement. 

 
Without completion of a formal wetland delineation, the extent of wetlands cannot be 
adequately determined, and it is unclear whether the existing wetlands onsite have been 
adequately protected. 
 
The City’s approval fails to identify an appropriate biological buffer from the sensitive 
habitat located on the subject site. While no development is proposed at this time, the 
City's approval establishes a potential building envelope located within 50-feet of the 
habitat present on the site, inconsistent with the policies of the City's LCP. Therefore, it is 
unclear whether the subdivision will result in parcels that can be developed consistent with 
the LCP requirements. 
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2. Public Access  
 

The City's LCP includes the following public access requirements: 
 
I. Costal Access. 
 

Policy 5. The City, in conjunction with the State Department of Fish and Game (sic), 
shall continue its efforts to provide and maintain an adequate buffer zone between 
Buena Vista Lagoon and development along its shore. Such is buffer is necessary 
for the provision of public access and protection of the lagoon from adverse 
environmental impacts. 

 
V. Environmentally Sensitive Habitat Areas 
 

Policy 2. Prior to approving any development on dry lands adjacent to Buena Vista 
Lagoon, the City shall consult the State Department of Fish and Game (sic) to 
ensure that adequate measures are provided to protect and enhance the lagoon's 
sensitive resources. Such measures shall include, where appropriate: 
 
[...] 
 
d. Construction of information signs/kiosks educating the public on the value of the 

lagoon, and listing the regulations for public use. 
 
In addition, because the site is located between the lagoon and the adjacent road, the 
public access and recreation policies of the Coastal Act apply and state in part: 
 
Section 30210 
 

In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and 
recreational opportunities shall be provided for all the people consistent with public 
safety needs and the need to protect public rights, rights of private property owners, 
and natural resource areas from overuse. 

 
Section 30211 
 

Development shall not interfere with the public’s right of access to the sea where 
acquired through use or legislative authorization, including, but not limited to, the 
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation.  

 
Section 30212 
 

(a) Public access from the nearest public roadway to the shoreline and along the 
coast shall be provided in new development projects except where: (1) it is 
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inconsistent with public safety, military security needs, or the protection of fragile 
coastal resources, (2) adequate access exists nearby, or (3) agriculture would 
be adversely affected. Dedicated accessway shall not be required to be opened 
to public use until a public agency or private association agrees to accept 
responsibility for maintenance and liability of the accessway. 

 
The City’s LCP calls for public access along the shoreline of Buena Vista Lagoon within 
the wetland buffer and public education amenities. The public access and recreation 
policies of Chapter 3 of the Coastal Act also require provision of public access to and 
along the shoreline. There is currently no public access available on this site, and access 
is generally limited along this section of the lagoon shoreline. However, there are existing 
public access trails located west of the subject site and within the Buena Vista Audubon 
Society properties that could eventually be connected to the subject site. The City’s 
approval of the subdivision failed to consider any potential public access improvements or 
public education amenities inconsistent with the requirements of the City's LCP and with 
the public access and recreation policies of the Coastal Act. 
 

3. Protection of Public Views  
 

The City's LCP includes the following provisions related to protection of visual resources: 
 
VI. Visual Resources and Special Communities. 
 

Policy 1. In areas of significant natural aesthetic value, new developments shall be 
subordinate to the natural environment. 

 
Policy 4. The City shall maintain existing view corridors through public rights-of-way. 

 
The subject site is located at the southern terminus of Horne Street and directly north of 
Buena Vista Lagoon. Currently, there are views of the lagoon available from the end of 
Horne Street across this property. The development approved by the City consists only of 
subdivision of a single residentially designated lot into two residentially designated lots. No 
demolition or construction of any structures is being proposed at this time. However, the 
subdivision will ultimately facilitate new development that may be located within the portion 
of the site providing the existing lagoon views. The City's approval failed to acknowledge 
the existing viewshed or restrict future development within the portions of the site providing 
the public views, inconsistent with the requirements of the LCP. 
 

4. Additional Concerns 
 

The City's approval failed to consider how the sensitive habitats present on site may 
change overtime. The habitat may increase or move in the future because of changes 
associated with climate change and sea level rise. Additionally, Buena Vista Lagoon is 
currently being reviewed for restoration efforts that could restore the lagoon from its 
existing freshwater marsh condition to a tidally influenced lagoon. Restoration of the 
lagoon may result in additional changes to habitat type, extent and location in the future.  
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by this policy and only very minor alteration of natural land forms or 
conditions for used permitted by this policy. 

V. Environmentally Sensitive Habitat Areas

Policy 2. Prior to approving any development on dry lands adjacent to Buena 
Vista Lagoon, the City shall consult the State Department of Fish and Game 
(sic) to ensure that adequate measures are provided to protect and enhance 
the lagoon's sensitive resources. Such measures shall include, where 
appropriate: 

a. Provision of adequate buffers between development and the lagoon

The City's LCP requires that development located adjacent to Buena Vista Lagoon provide 
a 100-foot buffer from the lagoon or existing riparian vegetation, whichever is more 
extensive. The site contains Freshwater Marsh, Southern Willow Scrub and Arroweed 
Scrub, all of which are types of wetland habitat. However, no wetland delineation was 
conducted. The Mitigated Negative Declaration (MND) prepared for the subdivision states: 

No wetland delineation was performed on the property, as the section of property 
which is not in a conservation easement and could be developed is clearly an 
upland area. Buena Vista Lagoon at the bottom of the property’s slope is a U.S. 
Army Corps of Engineers (USACE) and CDFW regulated jurisdictional feature. The 
SWS at the edge of the Lagoon is additionally part of the Buena Vista Lagoon 
wetland and likely under CDFW jurisdiction. All jurisdictional features on the 
property are already protected within a conservation easement. 

Without completion of a formal wetland delineation, the extent of wetlands cannot be 
adequately determined, and it is unclear whether the existing wetlands onsite have been 
adequately protected. 

The City’s approval fails to identify an appropriate biological buffer from the sensitive 
habitat located on the subject site. While no development is proposed at this time, the 
City's approval establishes a potential building envelope located within 50-feet of the 
habitat present on the site, inconsistent with the policies of the City's LCP. Therefore, it is 
unclear whether the subdivision will result in parcels that can be developed consistent with 
the LCP requirements. 
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2. Public Access

The City's LCP includes the following public access requirements: 

I. Costal Access.

Policy 5. The City, in conjunction with the State Department of Fish and Game (sic), 
shall continue its efforts to provide and maintain an adequate buffer zone between 
Buena Vista Lagoon and development along its shore. Such is buffer is necessary 
for the provision of public access and protection of the lagoon from adverse 
environmental impacts. 

V. Environmentally Sensitive Habitat Areas

Policy 2. Prior to approving any development on dry lands adjacent to Buena Vista 
Lagoon, the City shall consult the State Department of Fish and Game (sic) to 
ensure that adequate measures are provided to protect and enhance the lagoon's 
sensitive resources. Such measures shall include, where appropriate: 

[...] 

d. Construction of information signs/kiosks educating the public on the value of the
lagoon, and listing the regulations for public use.

In addition, because the site is located between the lagoon and the adjacent road, the 
public access and recreation policies of the Coastal Act apply and state in part: 

Section 30210 

In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and 
recreational opportunities shall be provided for all the people consistent with public 
safety needs and the need to protect public rights, rights of private property owners, 
and natural resource areas from overuse. 

Section 30211 

Development shall not interfere with the public’s right of access to the sea where 
acquired through use or legislative authorization, including, but not limited to, the 
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 

Section 30212 

(a) Public access from the nearest public roadway to the shoreline and along the
coast shall be provided in new development projects except where: (1) it is
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inconsistent with public safety, military security needs, or the protection of fragile 
coastal resources, (2) adequate access exists nearby, or (3) agriculture would 
be adversely affected. Dedicated accessway shall not be required to be opened 
to public use until a public agency or private association agrees to accept 
responsibility for maintenance and liability of the accessway. 

 
The City’s LCP calls for public access along the shoreline of Buena Vista Lagoon within 
the wetland buffer and public education amenities. The public access and recreation 
policies of Chapter 3 of the Coastal Act also require provision of public access to and 
along the shoreline. There is currently no public access available on this site, and access 
is generally limited along this section of the lagoon shoreline. However, there are existing 
public access trails located west of the subject site and within the Buena Vista Audubon 
Society properties that could eventually be connected to the subject site. The City’s 
approval of the subdivision failed to consider any potential public access improvements or 
public education amenities inconsistent with the requirements of the City's LCP and with 
the public access and recreation policies of the Coastal Act. 
 

3. Protection of Public Views  
 

The City's LCP includes the following provisions related to protection of visual resources: 
 
VI. Visual Resources and Special Communities. 
 

Policy 1. In areas of significant natural aesthetic value, new developments shall be 
subordinate to the natural environment. 

 
Policy 4. The City shall maintain existing view corridors through public rights-of-way. 

 
The subject site is located at the southern terminus of Horne Street and directly north of 
Buena Vista Lagoon. Currently, there are views of the lagoon available from the end of 
Horne Street across this property. The development approved by the City consists only of 
subdivision of a single residentially designated lot into two residentially designated lots. No 
demolition or construction of any structures is being proposed at this time. However, the 
subdivision will ultimately facilitate new development that may be located within the portion 
of the site providing the existing lagoon views. The City's approval failed to acknowledge 
the existing viewshed or restrict future development within the portions of the site providing 
the public views, inconsistent with the requirements of the LCP. 
 

4. Additional Concerns 
 

The City's approval failed to consider how the sensitive habitats present on site may 
change overtime. The habitat may increase or move in the future because of changes 
associated with climate change and sea level rise. Additionally, Buena Vista Lagoon is 
currently being reviewed for restoration efforts that could restore the lagoon from its 
existing freshwater marsh condition to a tidally influenced lagoon. Restoration of the 
lagoon may result in additional changes to habitat type, extent and location in the future.  
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