ITEM NO. 15

STAFF REPORT CITY OF OCEANSIDE
DATE: March 13, 2024

TO: Chairperson and Members of the Community Development Commission
FROM: Development Services Department

SUBJECT: CONSIDERATION OF A DEVELOPMENT PLAN AND DENSITY

BONUS FOR THE REVISION OF AN APPROVED MIXED-USE
PROJECT TO CONVERT SPACE RESERVED FOR HOTEL
ROOMS INTO 64 STUDIO APARTMENTS RESULTING IN 179
APARTMENT UNITS, WITH 18 UNITS RESERVED FOR LOW-
INCOME HOUSEHOLDS, AND 1,581 SQUARE FEET OF
COMMERCIAL SPACE - 712 SEAGAZE MIXED USE - REVISED
- APPLICANT: ELSEY HOLDINGS, LLC.

SYNOPSIS

Staff recommends the Community Development Commission (CDC) adopt a resolution
approving a Development Plan (RD23-00003) and Density Bonus (DB23-00006) for the
revision of an approved mixed-use project to convert floors reserved for hotel rooms into
64 apartment units in conjunction with the construction of an eight-story mixed-use
building resulting in 179 apartment units, including 18 units (10 percent) reserved for
low-income households, and 1,581 square feet of ground floor commercial space on a
15,589-square-foot parcel at 712 Seagaze Drive.

BACKGROUND

The project site consists of three legally created parcels totaling 15,589 square feet and
is located on the northwest corner of Seagaze Drive and North Nevada Street within the
Townsite Neighborhood
Planning Area. Currently
developed with an asphalt-
paved lot, the property has a
General Plan designation of
Downtown (D) and a zoning
designation of Downtown
Subdistrict (D-2), which permits
mixed-use development.
Surrounding uses include a mix
of commercial to the north, east,
and west, with commercial,
multi-family, and single family
residential uses to the south.
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On January 26, 2022, an application for a Development Plan (RD21-00002), Conditional
Use Permit (RCUP21-00001), and a Density Bonus request (DB21-00002) was
approved by the CDC for the construction of a mixed-use development project
consisting of an eight-story building with 115 apartment units, 64 hotel rooms located on
the 7t" and 8™ floors, and 1,910 square feet of ground floor commercial space.

Subsequent to approval of the project, the applicant applied for grading and building
permits in. August and November 2022, respectively. In 2023, the applicant informed
City staff that recent changes in the economic environment made hotel financing more
challenging and decided to pursue additional housing units in lieu of the hotel
component. The applicant filed an SB 330 application with the City on August 25, 2023,
which grants the applicant vested rights under City ordinances, policies, and
development impact fees that were in effect at the time the SB 330 application was filed.
A formal application for a Development Plan and Density Bonus request was submitted
on November 7, 2023. A conditional use permit is no longer required for the project
since it was only applicable to the hotel component of the project.

PROJECT DESCRIPTION

Development Plan (RD23-00003) represents a request for the following:

A revision to an approved mixed-use development plan to convert two floors of the
building previously reserved for 64 hotel rooms into 64 studio apartment units. The
overall design and height of the approved eight-story, contemporary designed vertical
mixed-use building would remain unchanged. As proposed, the revised project would
include 1,581 square feet of ground floor commercial at the corner of Nevada Street and
Seagaze Drive, 179 studio apartment units on the upper five levels, above ground
parking on the first two levels, and a subterranean parking garage with three levels.

The commercial space, which was previously intended for the hotel lobby, would
provide for a flex space to accommodate uses such as retail, personal services, or food
services. As previously entitled, the third floor would include an amenity area consisting
of an outdoor pool and 1,620 square-foot deck, and 3,200 square feet of indoor
common space with a dining area and fully equipped gym.

The Zoning Ordinance allows a 25 percent reduction in parking for Transit Oriented
Development (TOD) located within a half-mile of the Oceanside Transit Center (OTC)
parking and maximum parking ratios per Density Bonus Law. The proposed project is
required to provide 132 required parking spaces. Designed with three levels of
subterranean parking and two levels of above grade parking within the structure (142
parking spaces) plus 7 on-street parking spaces, the proposed project would result in
149 total spaces provided (17 more spaces than required).

Density Bonus (DB23-00006), per State Law, represents a request for the following:

To allow a residential development that would provide 10 percent (18) of the total 179



apartment units for low-income qualifying households. At the time of application
submittal (SB 330 — August 25, 2023 and Entitlement Application — November 7, 2023),
the City did not have a maximum density established for mixed-use projects in the
Downtown District. Therefore, the project is not subject to the 86 dwelling unit per acre
density cap enacted by the CDC on October 18, 2023.

The project is covered by the Housing Accountability Act. Under Government Code
section 65589.5(j), when a project is consistent with the applicable objective general
plan, zoning or subdivision standards in effect when the project was deemed complete,
but the local agency proposes either to deny the project or impose a condition that it be
developed at a lower density, the agency is required to base its decision on written
findings supported by a preponderance of the evidence on the record that the project
would have a specific adverse impact which cannot be feasibly avoided or mitigated.
Pursuant to Government Code Section 65589.5(d){2), a specific adverse impact is
defined as a “significant, quantifiable, direct, and unavoidable impact, based on
objective, identified written public health or safety standards, policies, or conditions as
they existed on the date the application was deemed complete.” The receipt of a density
bonus, including applicable concessions or waivers, pursuant to Density Bonus Law
(Government Code § 65915) does not constitute a valid basis on which to find a
proposed housing development project is inconsistent, not in compliance, or not in
conformity, with an applicable general plan, zoning or subdivision standards.

By reserving 10 percent of the overall unit count for affordable housing, the developer is
entitled to all the benefits of Density Bonus Law, including incentives or concessions,
unlimited waivers from development standards, and reduced parking ratios. The 18
affordable units would be proportional, with respect to area and bedroom count (all
proposed units are studios), to the market rate rentals and dispersed throughout the
project. The project is not subject to the new fifteen (15) percent inclusionary housing
requirement, which was adopted by City Council on February 15, 2024, as a result of
the filed SB 330 application.

As with the previously entitled project, the applicant is requesting the following
incentive/concession and waivers:

Incentive/Concession: A request to eliminate the Subdivision Ordinance requirement
to underground overhead utilities along adjacent public streets. The City is statutorily
required to grant the incentive/concession unless a written finding, based on substantial
evidence, concludes that: 1. The concession or incentive does not result in identifiable
and actual cost reductions to provide for affordable housing costs; 2. The concession or
incentive would have specific adverse impact (defined above) upon the public health or
safety for which there is no feasible method to avoid or mitigate; or 3. The incentive or
concession violates state or federal iaw.

Waivers: A request for eight (8) waivers or reductions in development standards related
to setbacks, height, landscaping, open space, fagade modulation, parking, ramp grades,
and garage drive aisles widths. State Law requires the local jurisdiction to provide one



or more “waivers” of development standards that physically preclude projects that
qualify for a Density Bonus. State Law prohibits the City from denying waivers unless
findings are made that granting the waivers would have a specific adverse impact as
previously defined. Furthermore, under Government Code section 65915(f), an
applicant is allowed to seek waivers even if there is no request to seek additional
density, provided the applicant builds the required number of affordable units.

A detailed overview of the project, including requested incentives/concessions and
waivers, is provided in the January 24, 2024 Downtown Advisory Committee (DAC)
Staff Memorandum as Attachment No. 2. For the reasons set forth below as well as the
DAC Memorandum, staff has concluded approval of the project as conditioned would
not cause a substantial adverse impact.

The following table provides a comparison of development standards for the approved
mixed-use project with 64 hotel rooms and the revised project with a proposal to convert
the hotel rooms into 64 residential units.

Table 1 — Project Comparison

AS APPROVED AS REVISED
Apariment Units 115 179
Reserved Affordable 10% Low Income 10% Low Income
Units {Low Income) 12 units 18 units
Hotel Rooms 64 0
Commercial Flex Space | 0 1,581 sf

Leasing office and admin.
Allocated to apartment leasing | space plus approx. 1,500 sf
Ground Floor and hotel lobby, with possible | of commercial/flex space for
café associated with hotel use. | retail, personal services, or
_|foodservices.
139 total spaces required; 146 | 132 total spaces required

Parking garage spaces provided; 7 on- | 142 garage spaces provided

(mixed-use parking street spaces 7 on-street spaces

reduction} 153 total spaces provided 149 total spaces provided
14 in excess of required 17 in excess of required

46 racks and 5 lockers located

Bicycle Storage Space | |\ 40 aarage

No change

Exterior Open Space 1,700 sf 1,620 sf

ANALYSIS
1. GENERAL PLAN CONFORMANCE
The General Plan Land Use Map designation for the subject property is Downtown (D).

As such, staff has determined that the proposed development is consistent with this
land use designation and the policies of the General Plan as follows:




A. Land Use Element

Goal 1.12  Land Use Compatibility

Objective:  To minimize conflicts with adjacent or related uses.

Policy B: The use of land shall not create negative visual impacts to surrounding
land uses.

The revised proposed project would maintain the previously approved project design
with a modern style of architecture comprised of quality materials that would not create
negative visual impacts to surrounding properties in the downtown. The project site is
located in a highly urbanized area consisting of a variety of commercial, civic, and
hospitality-oriented uses. A vertical mixed-use building is consistent with the pattern of
redevelopment in the downtown area and would bring forward a high density, vertical
mixed-use development with a potential to provide workforce housing.

B. Housing Element

The Regional Housing Needs Assessment (RHNA) for the Sixth Housing Element Cycle
(2021-2029) estimates that the City of Oceanside will experience demand for 5,443 new
dwelling units, including 718 low income units, over the next eight years. By contributing
179 rental dwelling units, including 18 reserved for low-income households, the
proposed project would help meet the City's projected housing demand and provide an
opportunity for much needed work force housing within the core downtown area and in
proximity to a variety of transit options. The project is consistent with the following
policies in the Housing Element:

Policy 1.1: Promote a high quality urban environment with stable residential
neighborhoods and healthy business districts.

The revised mixed-use project would provide a high-quality residential building with
streetscape improvements that enhance the downtown’s urban environment and
increase pedestrian activity, thereby helping to support downtown businesses.

Policy 1.6: Encourage higher-density housing development along transit corridors
and smart growth focus areas in order to encourage preservation of
natural resources and agricultural land; reduce energy consumption and
emissions of greenhouse gasses and other air pollutants; reduce water
pollution occasioned by stormwater runoff, and promote active
transportation with its associated health benefits.

Situated within close proximity (0.22 miles) to the OTC and the Oceanside Transit
Overlay District, the project is considered a TOD. The revised high-density project
would provide additional housing in an urbanized area and would promote the use of
alternative modes of transportation that reduce greenhouse gas emissions.



Policy 2.1:  Designate land for a variety of residential densities sufficient to meet the
housing needs for a variety of household sizes and income levels, with
higher densities being focused in the vicinity of transit stops, smarn growth
focus areas, and in proximity to significant concentrations of employment
opportunities.

The revised mixed-use project would include approximately 179 studio apartment units

ideal for workforce housing. Located within the Downtown District and less than a

quarter-mile from the OTC, the TOD would provide housing in close proximity to transit

and employment oppontunities.

Policy 3.5: Encourage the development of housing for low- and moderate-income
households in areas with adequate access to employment opportunities,
community facilities, and public services.

The revised project would reserve 18 (10 percent) of the total 179 units for low income
households in an area that is centrally located and provides adequate access to
employment opportunities, community facilities, and a variety of public services.

Policy 3.7: Encourage the disbursement of lower and moderate-income housing
opportunities throughout all areas of the City.

The revised project would reserve 18 apartment units for lower income households.
Studio units would inherently be less expensive than larger apartment units and are
ideal as workforce housing.

2. ZONING ORDINANCE COMPLIANCE

The proposed project is located in Subdistrict 2 of the Downtown District and is subject
to the land use and development standards within Article 12 of the Zoning Ordinance.
With respect to development standards, the revised project complies with the
requirements of Downtown Subdistrict 2, except where the applicant is seeking waivers
consistent with State Density Bonus Law, as highlighted in Table 2 of Attachment No. 2
in this report. Staff has conditioned the project to prohibit short term rentals in both the
market rate and affordable units. (condition 117).

As previously noted, the project benefits from a parking requirement reduction of up to
25 percent for being located within the downtown TOD area per Article 12, Section 1232
W.5. of the Zoning Ordinance as well as maximum parking ratios per Density Bonus
Law. The proposed project would provide a total of 149 parking spaces, which exceeds
the minimum required 132 spaces for the mixed-use development project.

ENVIRONMENTAL DETERMINATION

Pursuant to the California Environmental Quality Act (CEQA), staff finds that the
proposed project is categorically exempt pursuant to Article 19 Categorical Exemptions,
Section 15332 “In-fill Development Projects” of CEQA.



FISCAL IMPACT
Does not apply.
COMMISSION OR COMMITTEE REPORT

On January 24, 2024, the Downtown Advisory Committee (DAC) considered the revised
project. Two committee members expressed concern regarding the width of the alley
and potential traffic conflicts between service vehicles and residents accessing the
parking garage. Concern was also noted about potential parking impacts to surrounding
neighborhoods based on the reduced parking requirements. No public testimony
occurred at the meeting.

After due consideration, the DAC voted 5-2 (members DeMooy and Abril - no; members
Wright and Sweeton absent) to recommend CDC approval of Deveiopment Plan (RD23-
00003) and Density Bonus (DB23-00006) for the revised proposed project.

CITY ATTORNEY’S ANALYSIS

The CDC is authorized to hold a public hearing in this matter. Consideration of the
matter should be based on the testimony and evidence presented at the hearing. The
supporting documents have been reviewed and approved as to form by the City
Attorney.



RECOMMENDATION

Staff recommends the Community Development Commission (CDC) adopt a resolution
approving a Development Plan (RD23-00003) and Density Bonus (DB23-00008) for the
revision of an approved mixed-use project to convert floors reserved for hotel rooms into
64 apartment units in conjunction with the construction of an eight-story mixed-use
building resulting in 179 apartment units, including 18 units (10 percent) reserved for
low-income households, and 1,581 square feet of ground floor commercial space on a
15,589-square-foot parcel at 712 Seagaze Drive.

PREPARED BY: SUBMITTED BY:
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Rob Dmohowski Jon n orreéo
Principal Planner Cit nager
REVIEWED BY:
Darlene Nicandro, Development Services Director E
Sergio Madera, City Planner @

ATTACHMENTS:

Community Development Commission Resolution

Downtown Advisory Committee Memorandum dated January 24, 2024
Reduced Plan Sets

Project Description

Notice of Exemption

Traffic Study
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Attachnment 1

RESOLUTION NO.

A RESOLUTION OF THE COMMUNITY DEVELOPMENT
COMMISSION OF THE CITY OF OCEANSIDE APPROVING A
DEVELOPMENT PLAN (RD23-00003) AND DENSITY BONUS
9)B23-00006) FOR THE DEVELOPMENT OF A MIXED-USE
ROJECT LOCATED AT 712 SEAGAZE DRIVE

(ELSEY HOLDINGS LLC. - APPLICANT)

WHEREAS, on March 13, 2024, the Community Development Commission held a duly noticed
pubic hearing to consider an application by Elsey Holdings LLC for a Development Plan (RD23-00003)
and Density Bonus (DB23-00006) for the revision to an approved mixed-use project (RD21-00002,
RCUP21-00001, & DB21-00003) to convert the space reserved for hotel rooms into 64 studio apartment
units in conjunction with the construction of an eight-story mixed-use building resulting in 179 apartment
units, including a minimum of 18 units (10-percent) reserved for low-income households, and 1,581 square
feet of ground floor commercial space on a 15,589-square-foot parcel; and

WHEREAS, on January 24, 2024, the Downtown Advisory Committee (DAC) was presented with
the project and after due consideration took action in a 5-2 vote with two members absent to recommend
CDC approval of Development Plan (RD23-00003) and Density Bonus (DB23-00006);

WHEREAS, the proposed project is categorically exempt from further review under the California
Environmental Quality Act (“CEQA”). Title 14 California Code of Regulations Section 15332 “In-fill
Development Projects™ of the CEQA Guidelines provides a categorial CEQA exemption where, as here,
(a) the project is consistent with the applicable general plan designation and all applicable general plan
policies as well as with applicable zoning designation and regulations; (b) the proposed development
occurs within city limits on a project site of no more than five acres substantially surrounded by urban
uses; (c) the project site has no value, as habitat for endangered, rare or threatened species; (d) approval
of the project would not result in any significant effects relating to traffic, noise, air quality, or water
quality and (e) the site can be adequately served by all required utilities and public services; and,

WHEREAS, there is hereby imposed on the subject development project certain fees, dedications,
reservations and other exactions pursuant to state law and City ordinance; and

WHEREAS, pursuant to Government Code §66020(d)(1), NOTICE IS HEREBY GIVEN that the

Project is subject to certain fees, dedications, reservations and other exactions as provided below:
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Description Authority for Imposition
Public Facility (Residential and Commercial) Ord. No. 91-09
Reso. No. 15-R0638-1
Parks (Residential only) Ord. No. 91-09
Reso. No. 15-R0638-1
School District Fee (Residential) Ord. No. 91-34

OUSD Res. 13(12-13)
CUSD Res. 21-1314

School District Fee (Commercial/Industrial) Ord. No. 91-34

OUSD Res. 13(12-13)
CUSD Res. 21-1314

Traffic Signal & Thoroughfare (Multi-Family Reso. No. 16-R0324-1
Residential) Reso. No. 12-R0626-1
Traffic Signal & Thoroughfare (Commercial/Industrial) Reso. No. 16-R0324-1
Drainage and Flood Control Fee Ord. No. 85-23

Reso. No. 16-R0638-1
Wastewater System Capacity Buy-in Fee (Non- Reso. No. 87-97
Residential and Multi-Family Residential} Ord. No. 15-OR0479-1

City Code 37.7.37
Water System Capacity Buy-in Fee (Residential and Non- | Reso. No. 87-96
Residential) Ord. No. 15-OR0480-1

City Code 37.7.37
San Diego County Water Authority (Residential and Non- | SDWA Ord. 2017
Residential)
Inclusionary Housing Administration Fee Chapter 14C.9 of the MC
Reso. No. 03-R175-1
Reso. No. 11-R0483-1

WHEREAS, the fees listed above have been identified by the City as being applicable to the
project as proposed. Failure by the City to list an applicable fee above does not alleviate the developer

from paying all applicable fees at the time when such fees become due; and

WHEREAS, an SB 330 Preliminary Application was filed for the project on August 25, 2023
pursuant to the Housing Crisis Act of 2019 and freezes fees and development standards as of August

25, 2023, unless exceptions per Government Code Section 65889.5(0) are triggered.

WHEREAS, unless otherwise provided by this resolution, all impact fees shall be calculated
and collected at the time and in the manner provided in Chapter 32B of the Oceanside City Code and
the City expressly reserves the right to amend the fees and fee calculations consistent with applicable

law; and
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WHEREAS, the City expressly reserves the right to establish, modify or adjust any fee, dedication,

reservation or other exaction to the extent permitted and as authorized by law; and

WHEREAS, pursuant to Gov’t Code §66020(d)(1), NOTICE IS FURTHER GIVEN that the 90-

day period to protest the imposition of any fee, dedication, reservation, or other exaction described in

this resolution begins on the effective date of this resolution and any such protest must be in 2 manner

that complies with Section 66020; and

WHEREAS, the documents or other material which constitute the record of proceedings upon

which the decision is based will be maintained by the City of Oceanside Development Services

Department Planning Division, 300 North Coast Highway, Oceanside, California 92054; and

WHEREAS, studies and investigations made by the Community Development Commission reveal

the following facts:
FINDINGS:
For the Development Plan (RD23-00003):

1.

The site plan and physical design of the project, as proposed, is consistent with the objectives of the
Zoning Ordinance and the purposes of Subdistrict 2 in which the site is located. The proposed
development will further the long-term viability and rejuvenation of the Downtown District by
redeveloping an underutilized site with a mix of commercial space and residential housing units.
Subdistrict 2 allows residential uses as part of mixed-use development and this project will provide
housing, including a minimum of 18 low-income deed restricted units, for a range of income levels
within the downtown area. The site plan and physical design of the project meets or exceeds the
applicable development standards contained within the Zoning Ordinance, except where the
applicant has requested waivers consistent with State Density Bonus Law. Furthermore, the project
is considered a Transit Oriented Development (TOD) and will provide residents access to a variety
of transit options.

The Development Plan, as proposed, conforms to the General Plan of the City because the project
is consistent with the Land Use and Housing Elements. As a TOD site, the revised project will
provide higher density housing development in an urbanized area and promote the use of

alternative transportation. By reserving a minimum of 18 (10-percent) of the 179 total units for
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low-income households, the project would help meet the City’s projects housing demand and
provide an opportunity for workforce housing within the core downtown area.

3. The area covered by the Development Plan can be adequately, reasonably and conveniently served
by existing and planned public services, utilities, and public facilities because the project

constitutes an infill development situated within an urbanized area served by adequate utilities.

4. The project, as proposed, is compatible with existing and potential development within the

surrounding area in that vertical mixed-use development is consistent with the pattern of
redevelopment in the downtown area. The revised project would convert previously approved
hotel rooms into 64 residential units and would not alter the exterior design of the approved
building. In keeping with smart growth principles, the current trend of redevelopment in Oceanside
is to bring forward high density vertically-oriented mixed-use development in order to
accommodate the City’s regional fair share of housing growth, support commercial establishments
in the downtown area, enhance walkability, and support transit service. The project would include
a modern style of architecture with quality materials and design in keeping with the vast variety of
architectural designs in the surrounding downtown area. The project is in a highly urbanized area
consisting of commercial and civic type land uses. The project, as designed and sited, would be
consistent with the surrounding built environment and would enhance the area by activating the
streetscape and providing a commercial space at the corner of Seagaze Drive and Nevada Street.

5. The site plan and physical design of the project is consistent with the policies contained within
Section 1.24 and 1.25 of the Land Use Element of the General Plan, the Development Guidelines
for Hillsides, and Section 3039 of the Zoning Ordinance because the property does not have slopes

subject to the Hillside Ordinance.

WHEREAS, pursuant to Oceanside Zoning Ordinance §4603, this resolution becomes effective
upon its adoption.

NOW, THEREFORE, the Community Development Commission of the City of Oceanside does
resolve as follows:

SECTION 1. That Development Plan (RD23-00003) and Density Bonus (DB23-00006) are

hereby approved subject to the following conditions:
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This Development Plan and Density Bonus shall expire 36 months from its approval (March 13,
2027), unless this time period is extended by the provisions of Article 1 of the Zoning Ordinance.
The approved entitlements for the mixed-use project with 115 apartment units and 64 hotel rooms
on this site (RD21-00002, RCUP21-00001, & DB21-00003) shall remain valid until the earlier of
(i) the expiration date of those approvals (currently January 26, 2025 or as extended by the
provisions of Article 1, Section 150 of the Zoning Ordinance) and (ii) the date this current
application (RD23-00003 and DB23-00006) has been approved and any and all appeal actions or
legal challenges to the current approvals that are the subject of this Resolution are fully and finally
resolved in favor of the project approval.

The applicant, permittee, or any successor-in-interest shall defend, indemnify and hold harmless
the City of Oceanside, its agents, officers or employees from any claim, action or proceeding
against the City, its agents, officers, or employees to attack, set aside, void or annul any approval of
the City, concerning Development Plan (RD23-00003) and Density Bonus (DB23-00006) and the
CEQA exemption for this Project. The City will promptly notify the applicant of any such claim,
action or proceeding against the City and will cooperate fully in the defense. If the City fails to
promptly notify the applicant of any such claim action or proceeding or fails to cooperate fully in
the defense, the applicant shall not, thereafter, be responsible to defend, indemnify or hold
harmless the City.

A covenant or other recordable document approved by the City Attorney shall be prepared by the
property owner and recorded prior to the approval of the final map. The covenant shall provide that
the property is subject to this resolution and shall list the conditions of approval.

Prior to the transfer of ownership and/or operation of the site the owner shall provide a written
copy of the applications, staff report and resolutions for the project to the new owner and or
operator. This notification's provision shall run with the life of the project and shall be recorded as
a covenant on the property.

Failure to meet any conditions of approval shall constitute a violation of the Development Plan and
Density Bonus.

Unless expressly waived, all current zoning standards and City ordinances and policies in effect at
the time building permits are issued. The approval of this project constitutes the applicant's
agreement with all statements in the Description and Justification and other materials and
information submitted with this application, unless specifically waived by an adopted condition of

approval.
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Engineering:

8.

10.

1.

12,

13.

14.

15.

For the demolition of any existing structure or surface improvements; grading plans shall be
submitted and erosion control plans be approved by the City Engineer prior to the issuance of a
demolition permit. No demolition shall be permitted without an approved erosion control plan.
Design and construction of all improvements shall be in accordance with the City of Oceanside
Engineers Design and Processing Manual, City Ordinances, and standard engineering and
specifications of the City of Oceanside and subject to approval by the City Engineer.

All right-of-way alignments, street dedications, exact geometrics and width shall be dedicated and
constructed or replaced as required by the City Engineer.

The approval of the development plan/project shall not mean that closure, vacation, or
abandonment of any public street, right of way, easement, or facility is granted or guaranteed to the
owner/developer. The owner/developer is responsible for applying for all closures, vacations, and
abandonments as necessary. The application(s) shall be reviewed and approved or rejected by the
City of Oceanside under separate process (es) per codes, ordinances, and policies in effect at the
time of the application. The City of Oceanside retains its full legislative discretion to consider any
application to vacate a public street or right of way.

Pursuant to the Subdivision Map Act, improvements shall be required at the time of development.
A covenant, reviewed and approved by the City Attorney, shall be recorded atiesting to these
improvement conditions.

All public improvement requirements, within such increment or outside of it, if required by the
City Engineer, shall be covered by a Development Improvement Agreement and secured with
sufficient improvement securities or bonds guaranteeing performance and payment for labor and
materials, setting of survey monuments, and warranties against defective materials and
workmanship.

Applicant shall process an Encroachment Removal Agreement application with the City for all
private improvements proposed within the City’'s ROW. Maintenance, replacements, and repairs
of private improvements in the City’s ROW are the responsibility of the owner in perpetuity.

A traffic control plan shall be prepared according to the City traffic control guidelines and
approved to the satisfaction of the City Engineer prior to the start of work within the public Right-

of-Way. Traffic control during construction of streets that have been opened to public traffic shall
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16.

17.

18.

I9.

20.

be in accordance with construction signing, marking and other protection as required by the
Caltrans Traffic Manual and City Traffic Control Guidelines. Traffic control plan implementation
and hours shall be in accordance with the approved traffic control plans.

Vehicular access rights to Seagaze Drive and Nevada Street shall be relinquished to the City from
all abutting lots by separate instrument.

Nevada Street and Seagaze Drive shall be constructed with new curb and gutter and sidewalk.
Sidewalk improvements (construct/replace) shall comply with current ADA requirements.
Proposed vertical improvements adjacent to alley roadways at a height greater than 30 inches and
that would have the potential to obstruct the driver’s line-of-sight are not allowed. Existing vertical
obstructions should be removed or lowered, if practical. Such obstructions may include buildings,
hedges, trees, bushes, un-mowed grass, tall crops, walls, fences, and terrain itself.

Along with the initial submittal package provided during the Final Engineering Phase, a pavement
evaluation report shall be submitted for the proposed onsite pavement. Pavement sections for all
public and private roadways, driveways and parking areas shall be based upon approved soil tests
and traffic indices. The pavement design is to be prepared by the owner/developer’s soils
engineer, and shall follow the City of Oceanside Engineers Design and Processing Manual, and be
approved by the City Engineer. Roadway alignments and geometric layouts shall be in
conformance with the City of Oceanside Engineers Design and Processing Manual.

Along with the initial submittal package provided during the Final Engineering Phase, a pavement
evaluation report shall be submitted for offsite street and/or alley pavements. The owner/developer
shall contract with a geotechnical engineering firm to perform a field investigation of the existing
pavement on all streets adjacent to the project boundary. The limits of the study shall be half-street
width along the project’s frontage, Seagaze Drive and Nevada Street. The field investigation shall
be performed according to a specific boring plan prepared by a licensed Geotechnical Engineer and
approved by the City Engineer. In the absence of such approved boring plan, the field investigation
shall include a minimum of one pavement boring per every fifty linear feet (50) linear feet of street
frontage. Should the study conclude that the pavement does not meet current pavement thickness
requirements, the Owner/developer shall remove and reconstruct the pavement section in
accordance with City requirements. Otherwise, the City Engineer shall determine whether the

Owner/developer shall: 1) Repair all failed pavement sections, 2) header cut and grind per the
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21.

22.

23.

24,

25.

direction of the City Engineer, and construct a two (2) inch thick rubberized AC overlay; or 3)
Perform R-value testing and subrnit a study that determines if the existing pavement meets current
City standards/traffic indices.

Proposed public improvements located within the City’s ROW or onsite shall be displayed on
separate public improvement plans in accordance with the City’s Engineer’s Design and
Processing Manual.

Any existing public or private pavement, concrete curb, gutter, driveways, pedestrian ramps and
sidewalk within the project, or adjacent to the project boundary that are already damaged or
damaged during construction of the project, shall be repaired or replaced as directed by the City
Engineer.

Full width alley (construction/replacement), including the installation of a longitudinal concrete
alley gutter, shall be constructed in accordance with the City of Oceanside Engineers Design and
Processing Manual.

A precise grading plan, which includes proposed onsite improvements, shall be prepared,
reviewed, secured and approved prior to the issuance of any building permits. The plan shall
reflect all pavement, flatwork, landscaped areas, special surfaces, curbs, gutters, medians, striping,
and signage, footprints of all structures, walls, drainage devices and utility services. Parking lot
striping and any on site traffic calming devices shall be shown on all precise grading plans.

As part of the City’s Opportunistic Beach Fill Permit, this project has been conditioned to test
proposed excavated material to determine suitability for deposit on city beaches as part of the
Beach Sand Replenishment program. Test results shall be provided as part of the project
geotechnical report which is required prior to approval of the grading plan and issuance for the
grading permit. Suitable beach replenishment material shall be at least 75% sand with no more than
a 10% difference in sand content between material at the source and discharge site. Replenishment
material shall contain only clean construction materials suitable for ruse in the oceanic
environment; no debris, silt, soil, sawdust, rubbish, cement or concrete washings, oil or petroleum
products hazardous/toxic/radioactive/munitions from construction or dredging or disposal shall be
allowed to enter into or be placed where it may be washed by rainfall or runoff into waters of the
United States. Any and all excess or unacceptable material shall be completely removed from the
site/work area and disposed of in an appropriate upland site. If the soil to be exported is determined
to be suitable beach replenishment material, the developer’s contractor will coordinate with the

City’s Public Works Department to determine the location for acceptance of the excavated material

8
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26.

27.

28.

for spreading by Public Works staff. Coordination is reguired to occur a minimum of two

weeks in advance of the need to place approved excavated material on the beach.

This project shall provide year-round erosion control including measures for the site required for

the phasing of grading. Prior to the issuance of grading permit, an erosion control plan, designed

for all proposed stages of construction, shall be reviewed, secured by the owner/developer with
cash securities or a letter of credit and approved by the City Engineer; Certificates of Deposit will
not be accepted for this security.

Prior to the issuance of a grading permit, owner/developer shall develop and distribute a

neighborhood-notification flier to area residents, property owners, and business owners located

within a 500-foot radius of the project site, to inform them of the grading and construction
schedule, and to answer questions. Developer shall provide a copy of the notification flier sheet for
the project file.

The owner/developer shall monitor, supervise and control all construction and construction-

supportive activities, so as to prevent these activities from causing a public nuisance, including but

not limited to, insuring strict adherence to the following:

a. Dirt, debris and other construction material shall not be deposited on any public street or within
the City’s storm water conveyance system.

b. All grading and related site preparation and construction activities shall be limited to the hours
of 7 AM to 6 PM, Monday through Friday. No engineering-related construction activities shall
be conducted on Saturdays, Sundays or legal holidays unless written permission is granted by
the City Engineer with specific limitations to the working hours and types of permitted
operations. All on-site construction staging areas shall be as far as possible (minimum 100
feet) from any existing residential development. Because construction noise may still be
intrusive in the evening or on holidays, the City of Oceanside Noise Ordinance also prohibits
“any disturbing excessive or offensive noise which causes discomfort or annoyance to
reasonable persons of normal sensitivity.”

c. The construction site shall accommodate the parking of all motor vehicles used by persons
working at or providing deliveries to the site. An alternate parking site can be considered by the
City Engineer in the event that the lot size is too small and cannot accommodate parking of all
motor vehicles.

d. The owner/developer shall complete a haul route permit application (if required for

import/export of dirt) and submit to the City of Oceanside Transportation Engineering Section

9
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29.

30.

31

32.

forty-eight hours (48) in advance of beginning of work. Hours of hauling operations shall be

dictated by the approved haul route permit.
It is the responsibility of the owner/developer to evaluate and determine that all soil imported as
part of this development is free of hazardous and/or contaminated material as defined by the City
and the County of San Diego Department of Environmental Health. Exported or imported soils
shall be properly screened, tested, and documented regarding hazardous contamination.
The approval of the development plan shall not mean that proposed grading or improvements on
adjacent properties (including any City properties/right-of-way or easements) is granted or
guaranteed to the owner/developer. The owner/developer is responsible for obtaining written
permission to grade to construct on adjacent properties. Should such permission be denied, the
development plan shall be subject to going back to the public hearing or subject to a substantial
conformity review.
Prior to any grading of any part of the tract or project, a comprehensive soil and geologic
investigation shall be conducted of the soils, slopes, and formations in the project. All necessary
measures shall be taken and implemented to assure slope stability, erosion control, and soil
integrity. No grading shall occur until a detailed grading plan, to be prepared in accordance with
the Grading Ordinance is approved by the City Engineer. The soils report shall be submitted as part
of the first submittal package.
Where proposed off-site improvements, including but not limited to slopes, public utility facilities,
and drainage facilities, are to be constructed, the owner/developer shall, at his own expense, obtain
all necessary easements or other interests in real property and shall dedicate the same to the City of
Oceanside as required. The owner/developer shall provide documentary proof satisfactory to the
City of Oceanside that such easements or other interest in real property have been obtained prior to
the issuance of any grading, building or improvement permit for this development/project.
Additionally, the City of Oceanside, may at its sole discretion, require that the owner/developer
obtain at his sole expense a title policy insuring the necessary title for the easement or other interest
in real property to have vested with the City of Oceanside or the owner/ developer, as applicable.

Use of adjacent properties for construction without permission is  prohibited.

Developer/contractors are required to obtain written permission from adjacent property owners
allowing access onto their site. There shall be no trespassing, grading, or construction of any kind

on adjacent properties without permission. “Failure to comply will result in the revocation of the

10
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33.

34.

35.

36.

37.

38.

grading permit.” This written permission shall be provided to the City prior to the issuance of a

grading permit.
Landscaping plans, including plans for the construction of walls, fences or other structures at or near
intersections, must conform to intersection sight distance requirements. Landscape and irrigation
plans for disturbed areas shall be submitted to the City Engineer prior to the issuance of a grading
permit and approved by the City Engineer prior to the issuance of building permits.  Frontage and
median landscaping shall be installed and established prior to the issuance of any certificates of
occupancy. Securities shall be required only for landscape items in the public right-of-way. Any
project fences, sound or privacy walls and monument entry walls/signs shall be shown on, bonded
for and built from the landscape plans. These features shall also be shown on the precise grading
plans for purposes of location only. Plantable, segmental walls shall be designed, reviewed and
constructed by the grading plans and landscaped/irrigated through project landscape plans. All
plans must be approved by the City Engineer and a pre-construction meeting held, prior to the start
of any improvements.
Shoring is required for the construction of the proposed development. The shoring design plans and
structural calculations shall be submitted concurrently with the precise grading plan submittal and
approved prior to the issuance of a grading permit.
The drainage design shown on the conceptual grading/site plan, and the drainage report for this
development plan is conceptual only. The final drainage report and design shall be based upon a
hydrologic/hydraulic study that is in accordance with the latest San Diego County Hydrology and
Drainage Manual, and is to be approved by the City Engineer during the Final Engineering phase.
All drainage picked up in an underground system shall remain underground until it is discharged
into an approved channel, or as otherwise approved by the City Engineer.
The project’s drainage system shall not connect or discharge to another private stormdrain system
without first obtaining written permission from the owner of the system. The written permission
letter shall be provided to the City prior to the issuance of a grading permit. The owner/developer
shall be responsible for obtaining any off-site casements for storm drainage facilities.

All public storm drains shall be shown on City standard plan and profile sheets. All storm drain
easements shall be dedicated where required.

Drainage facilities shall be designed and installed to adequately accommodate the local storm water
runoff; and shall be in accordance with the San Diego County Hydrology Manual and the City of

Oceanside Engineers Design and Processing Manual to the satisfaction of the City Engineer.

11
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39.

40.

4].

42.

43.

43.

Storm drain facilities shall be designed and constructed to allow inside travel lanes of streets
classified as a Collector or above, to be passable during a 100-year storm event.

Sediment, silt, grease, trash, debris, and pollutants shall be collected on-site and disposed of in
accordance with all state and federal requirements, prior discharging of stormwater into the City
drainage system.

The project is categorized as a stormwater-Priority Development Project (PDP). A final Storm
Water Quality Management Plan (SWQMP) and Operation & Maintenance (O&M) Plan shall be
submitted to the City for review at the final engineering phase. Approval of both documents are
required prior to the issuance of a grading permit.

The owner/developer shall enter into a City-Standard Stormwater Facilities Maintenance Agreement
(SWFMA) with the City, obliging the owner/developer to maintain, repair and replace the Storm
Water Best Management Practices (BMPs) structures identified in the project’s approved SWQMP,
as detailed in the O&M Plan into perpetuity. The Agreement shall be approved by the City
Attorney’s Office and recorded at the County Recorder’s Office prior to the issuance of a precise
grading permit. A non-refundable Security in the form of cash shall be required prior to issuance of
a precise grading permit. The amount of the non-refundable security shall be equal to 10 years of
maintenance costs, as identified by the O&M Plan, but not to exceed a total of $25,000. The
owner/developer’s civil engineer shall prepare the O&M cost estimate.

The BMPs described in the project’s approved SWQMP shall not be altered in any way, unless
reviewed and approved by the City Engineer. The determination of whatever action is required for
changes to a project’s approved SWQMP shall be made by the City Engineer.

Prior to receiving a temporary or permanent occupancy permit, the project shall demonstrate that atl
structural BMPs, including Storm Water Pollutant Control BMPs and Hydromodification
Management BMPs, are constructed and fully operational, are consistent with the approved SWQMP
and the approved Precise Grading Plan, and are in accordance with San Diego RWQCB Order No.
R9-2013-0001 §E.3.e. (1)(d).

If the project is granted a waiver of undergrounding requirements by the Planning Commission or
City Council, the project is still required to remove existing street lights occupying waived facilities,
and new street lights shall be constructed on individual poles, per Section 901.G of the Subdivision

Ordinance and City standards.

12
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46.

47.

48.

49.

50.

The owner/developer shall obtain all necessary permits and clearances from public agencies having
jurisdiction over the project due to its type, size, or location, prior to the issuance of a grading
permit. The list of public agencies includes, but is not limited to, the California Department of
Transportation (Caltrans), the City of Carlsbad, the U. S. Army Corps of Engineers, the California
Department of Fish & Game, the U. S. Fish and Wildlife Service and/or the San Diego Regional
Water Quality Control Board (including NPDES), and the San Diego County Health Department.
The owner/developer shall comply with all the provisions of the City's cable television ordinances,
including those relating to notification as required by the City Engineer.

Approval of this development project is conditioned upon payment of all applicable impact fees
and connection fees in the manner provided in chapter 32B of the Oceanside City Code. All traffic
signal fees and contributions, highway thoroughfare fees, park fees, reimbursements, drainage
impact fees, and other applicable charges, fees and deposits shall be paid prior to recordation of the
map or the issuance of any building permits, in accordance with City Ordinances and policies. The
owner/developer shall also be required to join into, contribute, or participate in any improvement,
lighting, or other special district affecting or affected by this project.

To the extent that the project is “paid for in whole or in part out of public funds” as defined in
Labor Code section 1720(b), the project will be subject to prevailing wage requirements as set
forth in the Labor Code. The owner/developer shall provide written acknowledgment of any
applicable prevailing wage requirements prior to issuance of grading or building permits,
whichever occurs first.

In the event that there are discrepancies in information between the conceptual plan and the
conditions set forth in the project’s Conditions of Approval, the project’s Conditions of approval

shall prevail.

Landscape:

51.

Landscape plans, shall meet the criteria of the City of Oceanside Landscape Guidelines and
Specifications for Landscape Development (latest revision), Water Conservation Ordinance
No.(s) 91-15 and 10-Ordinance 0412, Engineering criteria, City code and ordinances, including
the maintenance of such landscaping shall be submitted, reviewed and approved by the City
Engineer prior to the issuance of building permits. Landscaping shall not be installed until

bonds have been posted, fees paid, and plans signed for final approval. In addition, a refundable

13
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cash deposit for the preparation of the final As-built/ Maintenance Guarantee shall be secured

with the City prior to the final approval of the landscape construction plan. A landscape pre-

construction meeting shall be conducted by the landscape architect of record, Public Works

Inspector, developer or owner’s representative and landscape contractor prior to commencement

of the landscape and irrigation installation. The following landscaping items shall be required

prior to plan approval and certificate of occupancy:

a.

Final landscape plans shall accurately show placement of all plant material such as but not
limited to trees, shrubs, and groundcovers.

Landscape Architect shall be aware of all utility, sewer, water, gas and storm drain lines and
utility easements and place planting locations accordingly to meet City of Oceanside
requirements.

Final landscape plans shall be prepared under the direct supervision of a Registered
Landscape Architect (State of California), with all drawings bearing their professional stamp
and signature,

All required landscape areas both public and private (including trees and palms in the public
rights-of-way) shall be maintained by owner, project association or successor of the project
(including public rights-of-way along Seagaze Drive and N. Nevada Street). The landscape
areas shall be maintained per City of Oceanside requirements.

The As-built/ Maintenance Guarantee (refundable cash deposit) shall not be released until
the as-built drawings have been approved on the original approved Mylar landscape plan
and the required maintenance period has been successfully terminated.

Proposed landscape species shall fit the site and meet climate changes indicative to their
planting location. The selection of plant material shall also be based on cultural, aesthetic,
and maintenance considerations. In addition, proposed landscape species shall be low water
users as well as meet all fire department requirements.

All planting areas shall be prepared and implemented to the required depth with appropriate
soil amendments, fertilizers, and appropriate supplements based upon a soils report from an
agricultural suitability soil sample taken from the site.

Ground covers or bark mulch shall fill in between the shrubs to shield the soil from the sun,
evapotranspiration and run-off. All the flower and shrub beds shall be mulched to a 3”

depth to help conserve water, lower the soil temperature and reduce weed growth.

14
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The shrubs shall be allowed to grow in their natural forms. All landscape improvements
shall follow the City of Oceanside Guidelines.

Root barriers shall be installed adjacent to all paving surfaces where a paving surface is
located within 6 feet of a tree trunk on site (private) and within 10 feet of a tree trunk in the
right-of-way (public). Root barriers shall extend 5 feet in each direction from the centerline
of the trunk, for a total distance of 10 feet. Root barriers shall be 24 inches in depth.

Installing a root barrier around the tree’s root ball is unacceptable.

. All fences, gates, walls, stone walls, retaining walls, and plantable walls shall obtain

Planning Division approval for these items in the conditions or application stage prior to 1%
submittal of working drawings.

For the planting and placement of trees and their distances from hardscape and other
utilities/ structures the landscape plans shall follow the City of Oceanside’s (current) Tree

Planting Distances and Spacing Standards.

. An automatic irrigation system shall be installed to provide coverage for all planting areas

shown on the plan. Low volume equipment shall provide sufficient water for plant growth
with a minimum water loss due to water run-off.

Irrigation systems shall use high quality, automatic control valves, controllers and other
necessary irrigation equipment. All components shall be of non-corrosive material. All drip
systems shall be adequately filtered and regulated per the manufacturer’s recommended
design parameters.

All irrigation improvements shall follow the City of Oceanside Guidelines and Water

Conservation Ordinance.

. The landscape plans shall match all plans affiliated with the project.

. Landscape construction drawings are required to implement approved Fire Department

regulations, codes, and standards at the time of plan approval.

Landscape plans shall comply with Biological and/or Geotechnical reports, as required,
shall match the grading and improvement plans, comply with Storm Water Management
Plan (SWMP), Hydromodification Plan, or Best Management Practices and meet the
satisfaction of the City Engineer.

Existing landscaping on and adjacent to the site shall be protected in place and

supplemented or replaced to meet the satisfaction of the City Engineer.

15
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52.

53.

t. All pedestrian paving (both decorative and standard) shall comply with the most current
edition of the American Disability Act.

All landscaping, fences, walls, etc. on the site, in medians within the public right-of-way and
within any adjoining public parkways shall be permanently maintained by the owner, his
assigns or any successors-in-interest in the property. The maintenance program shall include: a)
normal care and irrigation of the landscaping b) repair and replacement of plant materials
(including interior trees and street trees) c) irrigation systems as necessary d) general cleanup of
the landscaped and open areas ¢) maintenance of parking lots, walkways, enhanced hardscape,
trash enclosures, walls, fences, etc. f) pruning standards for street trees shall comply with the
International Society of Arboriculture (ISA) Standard Practices for Tree Care Operations —
ANSI A300, Appendix G: Safety Standards, ANSI Z133; Appendix H; and Tree Pruning
Guidelines, Appendix F (most current edition). Failure to maintain landscaping shall result in

the City taking all appropriate enforcement actions including but not limited to citations. This
maintenance program condition shall be recorded with a covenant as required by this resolution.
In the event that the conceptual landscape plan (CLP) does not match the conditions of

approval, the resolution of approval shall govern.

Transportation:

54.

55.

56.

The project shall close the existing curb cut on Seagaze Dr., and replace with curb and gutter per
City’s standards. The curb shall match with the existing conditions. This improvement shall be
completed prior to the issuance of occupancy and to the satisfaction of the City Traffic Engineer.

The project shall install a curb cut-out on Nevada St. designated for loading zone as shown per
the project tentative plan. The curb cut shall be within the public right of way and shall meet the
City’s latest standards. This improvement shall be completed prior to the issuance of occupancy
and to the satisfaction of the City Traffic Engineer.

Streetlights shall be maintained and installed on all public streets per City Standards. The system
shall provide uniform lighting, and be secured prior to occupancy. The owner/developer shall
pay all applicable fees, energy charges, and/or assessments associated with City-owned (LS-2
rate schedule) streetlights and shall also agree to the formulation of, or the annexation to, any

appropriate street lighting district.
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57.

58.

The project shall be responsible for the fair share payment to the City, which shall be
$22,732.78 to be paid to the City’s Thoroughfare and Signal Account. The funds will be used at
the City’s discretion for projects that will improve traffic safety and mobility in the City of
Oceanside. The $22,732.78 shall be paid in full prior to issuance of any permit (precise grading,
building or otherwise) for any phase or any component of the project. The $22,732.78 fair
share payment only satisfies the offsite improvement obligations. All other onsite improvements
such as roadway and sidewalk that is contiguous to the project, or needed to provide access to
the project shall be done at the project developer’s cost.

The project shall install an Intelight 2070LX traffic signal controller at the intersection of
Mission Avenue and Horne Street. This improvement shall be completed before the issuance of

occupancy and to the satisfaction of the City Traffic Engineer.

Building:

59.

60.

A “Revision to Approved Plan™ application must be submitted for building permit (BL.DG22-
2359) along with revised plans per instructions on the Revision to Approved Plan application
form due to changes after three rounds of plan review have already been completed on previous
hotel rooms that will be eliminated for new studio apartments.

The granting of approval under this action shall in no way relieve the applicant/project from
compliance with all Current State and local building codes.

Beginning on January 1, 2020, Oceanside Development Services (ODS) is required by State law
to enforce the 2019 Edition of California Building Standards Codes (a.k.a., Title 24 of the
California Codes of Regulations).

Every three years, the State adopts new model codes (known collectively as the California Building
Standards Code} to establish uniform standards for the construction and maintenance of buildings,
electrical systems, plumbing systems, mechanical systems, and fire and life safety systems.

Sections 17922, 17958 and 18941.5 of the California Health and Safety Code require that the
latest edition of the California Building Standards code and Uniform Housing Code apply to
local construction 180 days after publication.

There are 12 parts to Title 24 and the applicable parts for most Building Division permit

applications are listed below.
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61.

62.

Part 2: The 2019 California Building Code (CBC).

Part 2.5: The 2019 California Residential Code (CRC).

Part 3: The 2019 California Electrical Code (CEC).

Part 4: The 2019 California Mechanical Code (CMC).

Part 5: The 2019 California Plumbing Code (CPC).

Part 6: The 2019 California Energy Code

Part 9: The 2019 California Fire Code (CFC)

Part 11: The 2019 California Green Building Standards Code (CALGreen Code) This Part is
known as the California Green Building Standards Code, and it is intended that it shall also

be known as the CALGreen Code.

All architects, engineers, designers, developers, owners and contractors MUST be familiar with

the codes in effect at the time of plan submittal. ODS, as required by State law, CANNOT

approve projects that do not comply with the codes in effect at the time of plan submittal. All

projects submitted before or on December 31, 2019 are permitted to comply with the 2016

Edition of the California Building Standards Code.

Where mixed occupancy buildings contain incidental use areas, the following shall apply:

a.

Clearly identify on plans whether there are any incidental use areas that are separated from
other portions of the building pursuant to CBC.

The protection used for incidental use areas may include automatic fire sprinklers, fire-
resistance rated construction, or both. Identify such protection in the incidental use areas on

each floor plan.

Where mixed occupancy buildings contain nonseparated uses, the following shall apply:

Clearly identify on plans whether nonseparated uses will be utilized pursuant to CBC 508.3.
Clearly acknowledge on the plans that the use of nonseparated occupancies requires the
most restrictive provisions of CBC 403 and Chapter 9 to apply to the entire building.

The adjoining nonseparated uses must be clearly identified on all floor plans, including the
boundary of such areas

The project must be designed to meet the requirements of the more restrictive occupancy for

the following: (Area) (Height) (Egress) (Fire Sprinklers) (Other)

18
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63.

64.

65.

66.

67.

68.

69.
70.

71.

e. Per Table 504.4 the Type of construction may not be_less than Type 1 or Type II
construction per 2019 CBC.

f. Per Table 705.8 Walls 3 to 5 feet from the PL must not have opening of more than 15%,
walls 5 to 10 not less than 25%, walls 10 to 15 feet not more than 45%.

Where mixed occupancy buildings contain separated uses, the following shall apply:

a. Clearly identify on plans the boundary of each adjoining occupancy that will be separated
pursuant to CBC 508.4

b. Fire-resistance rated walls used to separate adjoining occupancies shall be constructed as
fire barriers in accordance with Section 707; fire partitions shall not be allowed. (CBC
508.4.4.1)

c. Fire-resistance rated floor-ceiling assemblies used to separate adjoining occupancies shall
comply with CBC 711. (CBC 711.2.4.1)

Where mixed occupancy buildings contain accessory areas, the aggregate area of all accessory

areas within a single occupancy shall not exceed 10% of the floor area of the primary occupancy.

(CBC 508.2.3)

Clearly label and identify on plans (fire walls, fire barriers, fire partitions, shafts, smoke barriers,

and smoke partitions), along with their fire-resistance ratings. Provide a legend.

Submit an exit analysis plan that labels and clearly shows compliance with all required egress

features such as, but not limited to, common path of travel, required number of exits, occupant

load, required width, continuity, travel distance, etc. (CBC 1001.1)

Means of egress doors shall be readily distinguishable from the adjacent construction and

finishes such that the doors are easily recognizable as doors. Mirrors or similar reflecting

materials shall not be used on means of egress doors. Means of egress doors shall not be

concealed by curtains, drapes, decorations or similar materials. (CFC 1010.1)

The building plans for this project are required by State law to be prepared by a licensed

architect or engineer.

Compliance with the Federal Clean Water Act (BMP’s) shall be demonstrated on the plans.

All outdoor lighting shall meet Chapter 39 of the City Code (Light Pollution Ordinance) and

shall be shielded appropriately.

Separate/unique addresses may be required to facilitate utility releases. Verification that the

addresses have been properly assigned by the City’s Planning Division shall accompany the

Building Permit application.
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72.

73.

74.

75.

76.

A form or foundation survey shall be required prior to the placement of concrete to show the location
of the new structure in respect to the property lines, known easements, and known setback lines. By
obtaining a form survey the location of the foundation is checked prior to the placement of concrete,
and can save costly corrective measures in case of an encroachment of a property line.

The 2019 California Energy Code requires rooftop solar zones. Solar ready rooftop required.
Low-rise and High-rise Multi-family Buildings, and Nonresidential Buildings. The solar zone
shall be located on the roof or overhang of the building or on the roof or overhang of another
structure located within 250 feet of the building or on covered parking installed with the building
project and have a total area no less than 15 percent of the total roof area of the building
excluding any skylight area. The requiremnents for solar ready buildings are all mandatory, so
there are no prescriptive and performance compliance paths. Since the provisions are mandatory,
there are also no tradeoffs allowed, and applicants must demonsirate compliance with each
measure.

Exterior walls of all buildings shall comply with CBC table 705.2 Projections:

Cornices, eave overhangs, exterior balconies and similar projections extending beyond
the exterior wall shall conform to the requirements of this section and Section 1406. Exterior
egress balconies and exterior exit stairways and ramps shall comply with Sections 1021 and
1027, respectively. Projections shall not extend any closer to the line used to determine the fire
separation distance than shown in Table 705.2.

CBC 1027.5 Location. Exterior exit stairways and ramps shall have a minimum fire separation
distance of 10 feet (3048 mm) measured at right angles from the exterior edge of the stairway or
ramps, including landings, to:

I. Adjacent lot lines.

2. Other portions of the building.

3. Other buildings on the same lot unless the adjacent building exterior walls and openings
are protected in accordance with Section 705 based on fire separation distance. For the
purposes of this section, other portions of the building shall be treated as separate
buildings.

1023.7 Interior Exit Stairway and Ramp Exterior Walls. Exterior walls of the interior exit
stairway or ramp shall comply with the requirements of Section 705 for exterior walls. Where
nonrated walls or unprotected openings enclose the exterior of the stairway or ramps and the

walls or openings are exposed by other parts of the building at an angle of less than 180 degrees
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77.

(3.14 rad), the building exterior walls within 10 feet (3048 mm) horizontally of a nonrated wall

or unprotected opening shall have a fire-resistance rating of not less than | hour. Openings

within such exterior walls shall be protected by opening protectives having a fire protection

rating of not less than 3/4 hour. This construction shall extend vertically from the ground to a

point 10 feet (3048 mm) above the topmost landing of the stairway or ramp, or to the roof line,

whichever is lower.

Site development, parking, access into buildings and building interiors shall comply WITH
ALL CURRENT State of California Accessibility Code where required. No Accessible parking

shown on current plans. You must clearly show compliance on the plans.

Buildings or portions of buildings and facilities within the scope of this chapter shall be
accessible to persons with disabilities. Each building on a building site shall be considered
separately when determining the requirements contained in this chapter, except when
calculating the number of units which must comply with Section 1102A.3.1. Dwelling units
within a single structure separated by firewalls do not constitute separate buildings.
Newly-constructed covered multifamily dwellings as defined in this chapter, include, but are
not limited to, the following:

Apartment buildings with 3 or more dwelling units including timeshare apartments not
considered a place of public accommodation or transient lodging as defined in Health and
Safety Code Section 19955 (a), and Chapter 2 of the California Building Code.
Condominiums with 4 or more dwelling units including timeshare condominiums not
considered a place of public accommodation or transient lodging as defined in Health and
Safety Code Section 19955 (a), and Chapter 2 of the California Building Code.

Lodging houses, as defined in Chapter 2 of the California Building Code, used as a
residence with more than 3 but not more than 5 guest rooms.

Congregate residences, as defined in Chapter 2 of the California Building Code, with 3 or
more sleeping units.

Dwellings with 3 or more efficiency units, as defined in Chapter 2 of this code, or Section
17958.1 of the California Health and Safety Code.

Other Group R occupancies in covered multifamily dwellings which are regulated by the
Office of the State Fire Marshal. See Section 1.11.
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Public housing as defined in Chapter 2 of this code is subject to provisions of the Division
of the State Architect (DSA-AC) in Chapter 11B. Newly constructed covered multifamily
dwellings, which can also be defined as public housing, shall be subject to the requirements
of Chapter 1 1A and Chapter 11B.

1102A.3.2 Multistory dwelling units in buildings with one or more elevators. Multistory

dwelling units contained in buildings with elevators shall comply with this section. For

multistory dwelling units in buildings with elevators, the story of the unit that is served by the

building elevator is considered a ground floor and the primary entry floor to the unit and shall

comply with the following:

At least I powder room or bathroom shall be located on the primary entry level.
At least 1 kitchen shall be located on the primary entry level.

All rooms or spaces located on the primary entry level shall be served by an accessible route

and shall comply with Division IV.

1109A.3 Required accessible parking spaces. Accessible parking spaces shall be provided at a

minimum rate of 2 percent of the covered multifamily dwelling units. At least one space of each

type of parking facility shall be made accessible even if the total number exceeds 2 percent.

1109A.7 Location of accessible parking spaces. The location of accessible parking spaces shali

comply with the following:

Accessible parking spaces shall be located on the shortest possible accessible route to an
accessible building, or covered multifamily dwelling unit entrance. All van accessible spaces
may be grouped on one level of a multilevel parking facility. Please illustrate compliance on the
plans.

When parking facilities are located adjacent to a building with multiple accessible entrances,
accessible parking spaces shall be dispersed and located near the accessible building
entrances.

When practical, the accessible route shall not cross lanes for vehicular traffic. When crossing
vehicle traffic lanes is necessary, the accessible route shall be designated and marked as a
crosswalk.

Parking facilities that do not serve a particular building shall have accessible parking spaces
located on the shortest possible accessible route to an accessible pedestrian entrance of the

parking facility.
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78.

79.

80.

81.

e Accessible parking spaces shall be located so that persons with disabilities are not
compelled to wheel or walk behind parked cars other than their own.

Exception: When the enforcement agency determines that compliance with this section or

providing equivalent facilitation would create an unreasonable hardship, parking spaces may be

provided which would require a person with physical disabilities to wheel or walk behind other

than accessible parking spaces.

A complete set of Soil Reports, Structural Calculations, Energy Calculations, & California Title

24 Energy Form(s) shall be required at time of plans submittal to the Building Division for plan

check.

City of Oceanside Enforces the 2019 California Green Building Standards Code. A

Construction Waste Management Plan shall be required at time of plans submittal to the

Building Division for plan check.

5.408.1 Construction waste diversion. Recycle and/or salvage for reuse a minimum of 65

percent of the nonhazardous construction and demolition waste in accordance with Section

5.408.1.1, 5.408.1.2 or 5.408.1.3; or meet a local construction and demolition waste

management ordinance, whichever is more stringent.

5.408.1.1 Construction waste management plan. Where a local jurisdiction does not have a

construction and demolition waste management ordinance that is more stringent, submit a

construction waste management plan that:

1. Identifies the construction and demolition waste materials to be diverted from disposal by
efficient usage, recycling, reuse on the project or salvage for future use or sale.

2. Indicates if construction and demolition waste materials will be sorted on-site (source-
separated) or bulk mixed (single stream).

3. Identifies diversion facilities where construction and demolition waste material collected
will be taken.

4. Specifies that the amount of construction waste and demolition materials diverted shall be
calculated by weight or volume, but not by both.

Plans must specify, as applicable, the type of automatic sprinkler system — NFPA 13, NFPA

13R, or NFPA 13D - installed in each building.

San Diego County Department of Environmental Health approval is required for all new food

businesses and public pools.
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82.

83.

84.

85.

86.

87.

88.

The construction documents and/or site plan should indicate the location and required number
of designated parking stalls. These parking spaces should be marked *“CLEAN
AIR/VANPOOL/EV.” The markings should be visible when a clean air vehicle is parked. In
other words, if the front of the vehicle goes into the parking stall first, the markings should be
visible at the back end of the vehicle. Lettering should be at least 8 inches high. The CLEAN
AIR/VANPOOL/EV parking stalls may be located anywhere on the site and do not require a
preferential location. Refer to Table 5.106.5.2 in CAL Green to ensure that the correct number
of designated parking stalls is provided. Include all parking spaces in the calculation. 2019 Cal
Green Section 5.106.5.2

All electrical, communication, CATYV, etc. service lines within the exterior lines of the property
shall be underground (City Code Sec. 6.30).

Buildings four or more stories in height must comply with City of Oceanside Mid-Rise
Ordinance.

Elevator car must be sized to accommodate an emergency gurney sized 84 x 24 inches in the
horizontal position.

An enclosed elevator lobby — separating the elevator shaft enclosure doors from each floor with
fire partitions. — shall be provided at each floor where an elevator shaft enclosure connects more
than two stories in A, E, H, [, L, R-1, R-2, and R-2.1 occupancies and more than three stories in
all other occupancies (CBC 3006.2, CBC 3006.3).

Electric vehicle (EV) charging. [N] Construction shall comply with Section 5.106.5.3.1 or
5.106.5.3.2 to facilitate future installation of electric vehicle supply equipment (EVSE) in
compliance with California Building Code (CBC) and California Electrical Code (CEC).
Muiltiple charging space requirements. {N] When multiple charging spaces are required per
Table 56.106.5.3.3, raceway(s) is/are required to be installed at the time of construction and
shall be installed in accordance with CEC. Construction plans and specifications shall comply
with CGBSC 5.106.5.3.2

The developer shall monitor, supervise and control all building construction and supportive
activities so as to prevent these activities from causing a public nuisance, including, but not
limited to, strict adherence to the following:

Construction hour limitations. It shall be unlawful to operate equipment or perform any
construction in the erection, demolition, alteration, or repair of any building or structure or the

grading or excavation of land during the following hours:
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Fire:

(1) Before 7:00 a.m. and after 7:00 p.m. Monday through Saturday.

(2) All day on Sunday; and

(3) On any federal holiday.

a. Exceptions.

(1) An owner/occupant or resident/tenant of residential property may engage in a home
improvement project between the hours of 9:00 a.m. and 5:00 p.m. on Sundays and
holidays provided the project is for the benefit of said residential property and is
personally carried out by said owner/occupant or resident/tenant.

(2) The building official may authorize extended or alternate hours of construction for the
following circumnstances:

a. Emergency work.
b. Adverse weather conditions.

c. Compatibility with store business hours.

o

When the work is less objectionable at night than during daylight hours.
e. Per direction of the city manager's office for projects that have been determined that

rapid completion is in the best interest of the general public.

89. The project shall comply with all requirements of the California Fire Code, adopted appendices,

90.

91.

92.
93.

and referenced Standards.

Deferred Submittals shall be made for:

a. Automatic Fire Sprinkler System per NFPA 13
b. Standpipe System per NFPA 14

¢. Automatic Fire Alarm System per NFPA 72

d. Emergency Responder Radio Coverage System

¢. Fire Master Plan

f. GIS-based Pre-plan

g. Fire Safety Plan for Construction per CFC Chapter 33
A fire alarm annunciator panel (FAAP) shall be installed in the main lobby area in an approved
location.
A directory outside of each elevator cab shall be installed.

Unit numbering shall be approved by the Fire Department.
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94.
95.
96.

97.

Knox boxes shall be provided at approved locations.

Fire flow results shall be obtained and submitted with construction documents.

For the purposes of determining the applicability of the Citywide Public Safety Community

Facilities District (CFD) to residential occupancies, any new development or change in

occupancy classified as an R occupancy in the most recently adopted California Building and/or

California Fire codes with 16 or more dwelling or sleeping units (not intended for use as a hotel

or motel where Transient Occupancy Taxes [TOT] will be collected) will be required to annex

into the CFD as a condition of development. Additionally, for properties converted from a

facility where TOT has been previously collected, the property will be required to annex into

the CFD as a condition of development. These projects include residential projects over 16 units

in size that meet the following criteria:

a. Projects which are subject to a General Plan Amendment necessary to accommodate
residential uses.

b. Mixed-Use projects proposed on commercially-zoned land, including mixed-use projects in
the Downtown District.

c. Residential projects exceeding base density allowances.

d. Assisted Living or Skilled Nursing facilities of any size.

The Project shall comply with the Oceanside Municipal Code Section 11.19

a. In addition to other applicable provisions of the California Fire Code, the City Code, other
laws and regulations, and any policies of the Fire Code Official, the provisions of this article
apply to every newly constructed mid-rise building of any type construction, or any mid-rise
building which undergoes a complete renovation that requires the complete vacancy of the
building to complete the renovation.
Exception: Vehicle parking garages, towers, steeples and other similar occupancies that are
not used for continuous human occupancy.

b. Building access must be provided and approved by the Fire Code Official

¢. Every mid-rise building must be protected throughout by an automatic fire sprinkler system
that is designed and installed in conformance with the adopted edition of NFPA 13 and in
accordance with the following:
1. A control valve and a water-flow alarm device must be provided for each floor. Each

control valve and flow device must be electronically supervised.

2. Every mid-rise building must be provided with a class I standpipe system that is
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3. interconnected with the fire sprinkler system. The system must consist of two and one-
half-inch (2!4") hose valves that must be located in each stair enclosure on every floor
level. First floor outlets are optional only with approval of the fire code official. Two (2)
hose outlets must also be located on the roof, outside of each stair shaft enclosure that
penetrates the roof. The standpipe system must be designed, installed, and tested in

accordance with the adopted edition of NFPA 14.

d. Smoke detectors must be provided in accordance with this section. Smoke detectors shall be

connected to an automatic fire alarm system installed in accordance with the adopted edition

of NFPA 72. The actuation of any detector required by this section shall operate the

emergency voice alarm signaling system and shall operate all equipment necessary to
prevent the circulation of smoke through air return and exhaust ductwork. Smoke detectors
must be located as follows:

1. In every mechanical equipment, electrical, transformer, telephone equipment, unmanned
computer equipment, elevator machinery or similar room and in all elevator lobbies.
Elevator lobby detectors must be connected to an alarm verification zone or be listed as
a releasing device.

2. In the main return-air and exhaust-air plenum of each air-conditioning system having a
capacity greater than two thousand (2,000) cubic feet per minute. Such devices must be
located in a serviceable area downstream of the last duct inlet.

At each connection to a vertical duct or riser serving two (2) or more stories from

4. a return-air duct or plenum of an air conditioning system. In Group R-I and R-2
occupancies, a smoke detector is allowed to be used in each return-air riser carrying not
more than five thousand (5,000) cubic feet per minute and serving not more than ten
(10) air inlet openings.

5. Inall corridors serving as a means of egress.

Fire Alarm System. An approved and listed, automatic and manual, fully addressable and

electronically supervised fire alarm system shall be provided in conformance with the

California Fire Code and California Building Code. Fire Alarm Control and Emergency

Voice Alarm Communication Panel must be located in either a dedicated Fire Alarm

Control Panel room with exterior access or in the main lobby, or as approved by the fire

code official.
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98.

99.

100.

101.

102.

103.

104,

f. Emergency voice alarm communrication system. An emergency voice alarm communication
system shall be designed and installed in accordance with NFPA 72 and California Building
Code 907.5.2.2 and its subsections, and 11B-215 and its subsections.

g. Locking of stairway doors. All stairway doors that are locked to prohibit access from the
interior of the stairway must have the capability of being unlocked simultaneously, without
unlatching, upon a signal from the main fire panel area. Upon failure of normal electrical
service, or activation of any fire alarm, the locking mechanism must automatically retract to

the unlocked position.

Planning:

This Development Plan (RD23-00003) and Density Bonus (DB23-00006) allows the
construction of an eight-story vertical mixed-use building consisting of a total of 179 studio
apartments with 161 market-rate and 18 low-income affordable units and 1,581 square feet of
first floor commercial space as shown on the plans and exhibits presented to the Community
Development Commission for review and approval. No deviation from these approved plans and
exhibits shall occur without Planning Division approval. Substantial deviations shall require a
revision to the Development Plan and Density Bonus or a new Development Plan and request for
Density Bonus.

Prior to Building Permit issuance, the applicant shall submit and obtain final approval of the
Construction Management Plan from the City Planner or their designee. The Construction
Management Plan shall be implemented during the entire duration of construction of the Mixed-
Use Project.

The project is subject to compliance with the City's anti-graffiti provisions (Ordinance No. 93-
19/Section 20.25 of the City Code). These requirements, including the obligation to remove or
cover with matching paint all graffiti within 24 hours, shall be noted on the Landscape Plan.
Outdoor lighting shall be low emission, shielded, and directed away from neighboring properties.
Failure to meet any conditions of approval shall constitute a violation of the Development Plan
and Density Bonus.

The developer’s construction of all fencing and walls associated with the project shall be in
conformance with the approved Development Plan.

Elevations, siding materials, colors, roofing materials, and floor plans shall be substantially the
same as those approved by the Community Development Commission. These shall be shown on

plans submitted to the Building Division and Planning Division.
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105.

106.

107.

108.

109.

110.

111.

112.

113.

All mechanical rooftop and ground equipment shall be screened from public view as required
by the Zoning Ordinance. The roof jacks, mechanical equipment, screen and vents shall be
painted with non-reflective paint to match. the roof. This information shall be shown on the
building plans.

Any project entrance signs shall meet the requirements of the Sign Ordinance and be approved
by the City Planner.

The developer is prohibited from entering into any agreement with a cable television franchisee
of the City, which gives such franchisee exclusive rights to install, operate, and or maintain its
cable television system in the development.

This project shall comply with all provisions of the City's Affirmative Fair Housing Marketing
Agreement policy. Such agreement shall be submitted to and approved by the Housing and
Neighborhood Services Director prior to the issuance of a building permit for the project.

A letter of clearance from the affected school district in which the property is located shall be
provided as required by City policy at the time building permits are issued.

Landscape plans, meeting the criteria of the City's Landscape Guidelines and Water
Conservation Ordinance No. 91-15, including the maintenance of such landscaping, shall be
reviewed and approved by the City Engineer and City Planner prior to the issuance of building
permits. Landscaping shall not be installed until bonds have been posted, fees paid, and plans
signed far final approval.

Construction of the proposed project shal! comply with the California Administrative Code. The
building must be for a minimum exterior-to-interior noise reduction resulting in interior noise
levels, due to exterior sources, of 45 dBA CNEL or less. This noise reduction could be achieved
using standard construction methods, including but not limited to mechanical ventilation,
double-paned windows and acoustically insulated doors where they face roadways.

Any trash, debris, or waste material found onsite during grading or cleanup operations shall be
disposed of off-site in accordance with local, state, and federal regulations. Any buried
trash/debris or materials containing petroleum encountered shall be evaluated prior to removal
and disposal.

In order to obtain the density bonus, incentives/concessions, and waivers under the City’s

Comprehensive Zoning Ordinance Section 3032 and California_Government Code Section

65915 (collectively known as “Density Bonus” law) and to satisfy the reserved affordable

housing requirements for low and moderate-income households under Oceanside City Code
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114.

115.

116.

117.

Chapter 14C, the occupancy of a minimum of eighteen (18) of the 179 apartment units shall be

restricted for occupancy by low-income households, as defined in California Health and Safety

Code Section 50105, at an Affordable Housing Cost, as set forth in Section 50053 of the

California Health and Safety Code for a period of not less than 55 years. The property shall be
so restricted as to prohibit the conversion of the restricted units for the term of the rent
restriction to a condominium, stock cooperative, community apartment, or such other form of
ownership which would eliminate the restricted units as rental units.

In accordance with City’s Comprehensive Zoning Ordinance Section 3032 M.2, the minimum
eighteen (18) dwelling units reserved for rental to low income households shall be provided
proportional to the overall project in unit size, dispersed throughout the project, and have access
to all amenities available to other residents.

To demonstrate compliance with Density Bonus law, Chapter 14C, and any housing and
occupant protection obligations under Housing Element law, Density Bonus law, the Housing
Crisis Act of 2019 or the Mello Act, an Affordable Housing Agreement and a deed of trust
securing such covenants, as approved by the City Attorney and the Housing and Neighborhood
Services Director, shall be recorded against the title of the property and the relevant terms and
conditions recorded as a deed restriction, regulatory agreement or other enforceable instrument.
The Agreement will be recorded prior to the approval of any final or parcel map or issuance of a
grading permit or the building permit for the first dwelling unit of the Project. The Agreement
shall be binding to all future owners and successors in interest.

Compliance with the applicable restrictions of the Affordable Housing Agreement and/or the
Regulatory Agreement will be subject annually to a regulatory audit and such restrictions must
be maintained for the full applicable compliance period. A monitoring fee will be required for
the total number of restricted units. An initial set up fee of $500 will be required at the time of
the Certificate of Occupancy is issued for the first housing unit and $80 per affordable unit for
the first year and increased annually by one percent (1%). Such fee covers the costs of
software, third-party vendors, and for monitoring of compliance with the applicable restrictions
on an annual basis. The City reserves the right to periodically inspect the restricted units to
ensure compliance with the health and safety standards associated with the restricted units.

The applicant shall comply with the requirements of Section 3047, Renewable Energy
Facilities, of the Zoning Ordinance. If supplying 50 percent of the project’s anticipated energy

demand on-site proves infeasible, the applicant shall work with staff to come up with an
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118.

119.

120.

121.

122.

acceptable alternative. The applicant shall work with staff to ensure that the requirements of
Section 3047(A) are met prior to issuance of a Certificate of Occupancy and/or the final
inspection for the project or to the satisfaction of the City Planner.

All 179 studio apartment units proposed as part of this Mixed-Use project shall be rented for no
less than 30-days.

The residential and commercial aspects of this project shall be developed and opened
simultaneously as a single Mixed-Use project. No deferral of the commercial use shall be
permitted as the project’s approval was for a Mixed-Use project.

Prior to the issuance of a Grading Permit, the Applicant/Owner shall enter into a pre-excavation
agreement, otherwise known as a Tribal Cultural Resources Treatment and Tribal Monitoring
Agreement with the “Traditionally and Culturally Affiliated (TCA) Native American Monitor
associated with a TCA Luisefio Tribe”. A copy of the agreement shall be included in the
Grading Plan Submittals for the Grading Permit. The purpose of this agreement shall be to
formalize protocols and procedures between the Applicant/Owner and the “Traditionally and
Culturally Affiliated (TCA) Native American Monitor associated with a TCA Luisefio 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 tribal cultural resources, 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. At the discretion of the Luisefio Native American Monitor,
artifacts may be made available for 3D scanning/printing, with scanned/printed materials to be
curated at a local repository meeting the federal standards of 36CFR79.

Prior to the issuance of a Grading Permit, the Applicant/Owner or Grading Contractor shall
provide a written and signed letter to the City of Oceanside Planning Division stating that a
Qualified Archaeologist and Luisefio Native American Monitor have been retained at the
Applicant/Owner or Grading Contractor’s expense to implement the monitoring program, as
described in the pre-excavation agreement.

The Qualified Archaeologist shall maintain ongoing collaborative consultation with the Luisefio
Native American monitor during all ground disturbing activities. The requirement for the

monitoring program shall be noted on all applicable construction documents, including
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demolition plans, grading plans, etc. The Applicant/Owner or Grading Contractor shall notify

the City of Oceanside Planning Division of the start and end of all ground disturbing activities.

Water Utilities:

123.

124.

125.

126.

127.
128,

129.
130.

131.

The developer will be responsible for developing all water and sewer utilities necessary to
develop the property. Any relocation of water and/or sewer utilities is the responsibility of the
developer and shall be done by an approved licensed contractor at the developer’s expense.

All Water and Wastewater construction shall conform to the most recent edition of the Water,
Sewer, and Recycled Water Design and Construction Manual or as approved by the Water
Utilities Director,

The property owner shall maintain private water and wastewater utilities located on private
property.

Water services and sewer laterals constructed in existing right-of-way locations are to be
constructed by an approved and licensed contractor at developer’s expense.

Minimum separation between water services and sewer laterals shall be 10 feet.

Water facilities, backflows or meters, shall have a minimum 10’ separation from trees. Palm tree
minimum separation is lowered to 5" from water facilities.

Each new residential dwelling unit and commercial suite shall be metered individually.

For new buildings with multiple residential dwelling units; the City has accepted, as an
alternative, a public master meter for each building provided there is a private sub-meter

for each individual dwelling unit. The Home Owner’s Association or Building Owner would be
responsible for the ownership, maintenance, reading, and replacement of the private sub-meters.
There shall be a shared agreement for the shared water supply line and private water and sewer
facilities among the owners. This should be addressed in the CC&Rs or maintenance agreement.
Provide a separate commercial water meter for the proposed commercial/flex space. If the space
will be divided into multiple commercial suites, then a commercial master meter may be
utilized. The commercial master meter shall be billed based on the predominant (highest)
sewage strength classification within the building. The use of a commercial master meter is
based on the units having a low strength non-residential sewer classification. If this
classification were to change, then separate public water meters and service connections, and
sewer connections may be required for each commercial unit. The Homeowner’s Association or

Building Owner would be responsible for the ownership, maintenance, reading, and
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132.

133.

134.

replacement of the private sub-meters. There shall be a shared agreement for the shared water
supply line and private water and sewer facilities among the tenants.

Provide a separate irrigation water meter. Meter shall be managed and paid for by the
Homeowner’s Association or Building Owner. An address assignment will need to be
completed for the meter, and can be processed through the City Planning Division.

Per the latest approved California Fire Code, all new residential units shall be equipped with fire
sprinkler system.

Buildings requiring an NFPA 13 or NFPA 3R automatic sprinkler system for fire protection
shall have a dedicated fire service connection to a public water main with a double check
detector backflow assembly. Location of the backflow assembly must be approved by Fire

Department.

The following conditions shall be met prior to the approval of engineering design plans.

135.

136.

137.

138.

139.

Any water and/or sewer improvements required to develop the proposed property will need to
be included in the improvement plans and designed in accordance with the Water, Sewer, and
Recycled Water Design and Construction Manual.

All public water and/or sewer facilities not located within the public right-of-way shall be
provided with easements sized according to the Water, Sewer, and Recycled Water Design and
Construction Manual. Easements shall be constructed for all weather access.

No trees, structures or building overhang shall be located within any water or wastewater utility
easement.

Per City of Oceanside Ordinance No. 14-OR0565-1, the developer shall pay a recycled water
impact fee since the proposed project is not within 75 feet of a recycled water main. The impact
fee shall be established by submitting a formal letter requesting the City to determine this fee,
which is based on 75% of the design and construction cost to construct a recycled water line
fronting the property in Seagaze Drive.

The Water System Analysis for the 712 Seagaze Project in the City of Oceanside dated
September 29, 2023 was reviewed by the Water Utilities Department. The results of the water
analysis showed that adequate flows and pressures would be available to the Project from the
existing water distribution system. Therefore, no off-site improvements are required for the Project.
The proposed water system for the Project consists of connecting water laterals to the existing 8-
inch diameter water main (320 HGL) in the alley between Seagaze Drive and Mission Avenue.

The analysis also showed that a fire flow of 3,500 gpm can be delivered to the Project.
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140.

141.

142.

143,

144,

145.

146.

147.

The Sewer System Analysis for the 712 Seagaze Project in the City of Oceanside dated
September 29, 2023 was reviewed by the Water Utilities Department. The results of the sewer
analysis showed that the existing sewer collection system has adequate capacity to receive flows
from the Project. Therefore, no off-site improvements are required for the Project. The proposed
sewer system for the Project consists of connecting sewer laterals to the existing 8-inch diameter
sewer main in the alley between Seagaze Drive and Mission Avenue.

An Oil and Sand Interceptor, as described by the latest adopted California Plumbing Code
Chapter 10, relating to garages, gasoline stations, wash racks or when deemed necessary shall
be shown on building plans at each building sewer in an appropriate location and shall be
maintained in accordance with the Fats, Qil, and Grease permit. The location shall be shown on
the approved Engineering Plans with reference to Building Plans for design and detail.

A Grease Interceptor, as required per City of Oceanside Ordinance 07-OR002i-1 & 18-
ORO0021-1 relating to food service establishments shall be on each building sewer when deemed
necessary in an appropriate outside location and shall be maintained by the property owner. The
grease interceptor shall be shown on Engineering Plans with reference to Building Plans for
design and detail.

Connections to a public sewer main with a 6-inch or larger sewer lateral will require a new
sewer manhole for connection to main per Section 3.3 of Water, Sewer, and Recycled Water
Design and Construction Manual.

Connection to an existing sewer manhole will require rehabilitation of the manhole per City
standards. Rehabilitation may include, but not be limited to, re-channeling of the manhole base,
surface preparation and coating the interior of the manhole, and replacing the manhole cone
with a 36” opening and double ring manhole frame and lid.

The commercial space will require a separate sewer lateral from the residential units. Sewage
from all units (commercial and residential) may combine on site before entering the public
sewer system, but the commercial/flex space sewage shall be capable of being isolated and
sampled on site.

Where private sewer system is shared with other tenants, a Homeowner’s Association or
Property Management Company and CC&Rs should address the maintenance, repair, and
replacement of “shared” sewer lateral or facilities.

A separate irrigation meter and connection with an approved backflow prevention device is

required to serve common landscaped areas and shall be displayed on the pians.

34




N o T o R L = T ¥ B e N R O

b [ ) (W] [\ [ o] (3] [\] N~ N — p—t — — — — — — — p—
00 ~J O L B W N = O W 00 NN R W= D

148.

149.

150.

151.

Provide peak irrigation flows per zone or control valve to verify size of irrigation meter and
reduced pressure principle backflow device on Landscape Plans.

Provide stationing and offsets for existing and proposed water service connections and sewer
laterals on plans.

Subterranean parking structures shall be designed with a drainage system that conveys runoff to
the City’s Storm Drain System and shall comply with the California Regional Water Quality
Control Board Order No. 2013-0001.

Any unused water services or sewer laterals by the proposed development or redevelopment,
shall be abandoned in accordance with Water Utilities requirements. If an existing water meter
is abandoned then a credit will be applied towards future buy-in fees in the amount of the buy-in

fee of the existing meter.

The following conditions of approval shall be met prior to building permit issuance.

152.

153.

154.

155.

156.

157.

Show location and size of existing and proposed water meter(s) on site plan of building plans.
Show waterline from proposed meter to connection point to building.

Show location and size of existing and proposed sewer lateral(s) from property line or
connection to sewer main to connection point at building.

Provide a fixture unit count table and supply demand estimate per the latest adopted California
Plumbing Code (Appendix A) to size the water meter(s), including sub-meters, and service
line(s).

Provide drainage fixture unit count per the latest adopted California Plumbing Code to size
sewer lateral for property.

If a Grease Interceptor is required per City of Oceanside Ordinance 07-OR0021-1, then building
plans must show sizing calculations per the latest California Plumbing Code, the location, the
make and model, and plumbing schematic showing the required appurtenances at each building
sewer lateral.

If a Sand and Oil Separator is required, then building plans must show drainage fixture unit
count and calculations per the latest California Plumbing Code to size oil and sand separator
and show on plans the location, make and model of separator, inlet/outlet piping, and a
plumbing schematic of the separator along with the required appurtenances at each building

sewer lateral.
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158. Water and Wastewater buy-in fees and the San Diego County Water Authority Fees are to be

paid to the City at the time of Building Permit issuance per City Code Section 32B.7.

PASSED AND ADOPTED by the Community Development Commission of the City of

Oceanside, California, this

AYES:
NAYS:
ABSENT:
ABSTAIN:

ATTEST:

13" day of March , 2024, by the following vote:

SECRETARY

CHAIRMAN

APPROVED AS TO FORM:

OFFICE OF TH TORNEY
y 2

GEW&AL COUNSEL
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Attachment 2
e = 4.0 AGENDA ITEM NO. 4

City of Oceanside

Development Services Department

Memorandum
DATE: January 24, 2024
TO: Downtown Advisory Committee
FROM: Rob Dmohowski, Principal Planner

SUBJECT: CONSIDERATION OF A DEVELOPMENT PLAN (RD23-00003) AND
DENSITY BONUS REQUEST (DB23-00006) FOR THE REVISION OF AN
APPROVED MIXED-USE PROJECT TO ALLOW THE CONVERSION
OF 64 HOTEL ROOMS INTO RESIDENTIAL UNITS. THE
CONVERSION WOULD RESULT IN 179 APARTMENT UNITS WITH 10-
PERCENT (18 UNITS) RESERVED FOR LOW-INCOME HOUSEHOLDS
AND A 1,581 SQUARE-FOOT COMMERCIAL SPACE AT 712 SEAGAZE
DRIVE - 712 SEAGAZE MIXED USE DEVELOPMENT- REVISED -
APPLICANT: ELSEY HOLDINGS, LLC.

Location & Background

The project site consists of three legally created parcels totaling 15,589 square feet and is located
on the northwest comer of Seagaze Drive and N. Nevada Street within the Townsite
Neighborhood Planning Area. The site was previously a parking lot and has been fenced off for
several years. The property has a General Plan designation of Downtown (D) and a
corresponding zoning designation of (D) Downtown Subdistrict (D-2), which permits mixed-use
development with approval of a “Mixed-Use Development Plan”. Surrounding uses include a
mix of commercial uses to the
north, east, and west, with
both multi-family and single
family residential to the south.

On January 26, 2022, an
application for a Development
Plan (RD21-00002),
Conditional Use Permit
(RCUP21-00001), and a
Density Bonus request (DB21-
00002) was approved by the
Community Development
Commission (CDC) for a
mixed-use development project
consisting of the construction of an eight-story building with 115 apartment units, 64 hotel rooms
located on the 7* and 8" floors, and 1,910 square feet of ground floor commercial space. Prior to
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CDC approval, the Downtown Advisory Committee (DAC) considered the application on
December 21, 2021 and recommended approval of the project.

Subsequent to approval of the project, the applicant applied for grading and building permits in
August and November of 2022, respectively. In 2023, the applicant informed City staff that recent
changes in the economic environment made hotel financing more challenging and decided to pursue
additional housing for the project rather than a hotel. The applicant filed an SB 330 application with
the City on August 25, 2023 and submitted a formal application for a Development Plan and
Density Bonus request on November 7, 2023. A conditional use permit is no longer required since it
is only applicable to the hotel component of the project.

Project Description

The project application is comprised of two components, a Development Plan and Density Bonus as
follows:

Development Plan (RD23-00003) represents a request for the following:

A revision to an approved mixed-use development plan to convert the space reserved for hotel
rooms into 64 apartment units. The overall design and height of the approved eight-story,
contemporary designed vertical mixed-use building would remain unchanged. As proposed, the
revised project would include 1,581 square feet of ground floor commercial at the corner of Nevada
Street and Seagaze Drive, 179 studio apartment units on the upper five levels, above ground parking
on the first two levels, and a subterranean parking garage with three levels.

The first floor of the building would consist of a commercial space, a residential lobby, a leasing
office and administrative area, a trash room, enclosed bike lockers, and equipment room space. An
entrance from the alley between N. Ditmar Street and N. Nevada Street would provide access to
first floor parking spaces and subterranean parking levels. The commercial space, which was
previously intended for the hotel lobby, would provide for a flex space to accommodate uses such
as retail, personal services, or food services.

The second floor would be a dedicated parking level accessed from a ramp on the alley. Building
maintenance and equipment rooms would also be located on the second level. Floors three through
eight would consist of 179 studio apartments. The project would include an amenity area on the
third floor consisting of an outdoor pool and 1,620 square-foot deck, and 3,200 square feet of indoor
common space with a dining area and fully equipped gym.

Parking for the project would be designed with three levels of subterranean parking and two levels
of above grade parking within the structure and would accommodate a total of 149 parking spaces,
where 132 spaces are required based upon the Zoning Ordinance which allows a 25% reduction in
parking for Transit Oriented Development (TOD) within a half-mile of the Oceanside Transit
Center and maximum parking ratios per Density Bonus Law. The previously entitled project with
the hotel component required 139 parking spaces and provided 146 spaces. In addition, seven on-
street angled parking spaces would be created along Seagaze Drive to support the commercial
component of the project along with one commercial loading zone along the west side of N. Nevada
Street.



The following table provides a comparison of development standards for the approved mixed-use
project with 64 hotel rooms and the revised project with a proposal to convert the hotel rcoms into

64 residential units.

Table 1 — Project Comparison

AS APPROVED AS REVISED
Apartment Units 115 179
Reserved Affordable Units 19% Low Income 10% Low Income
(Low Income) 12 units 18 units
Hotel Rooms 64 0
Commercial Flex Space 0 1,581 sf

Ground Floor

Allocated to apartment leasing and
hotel lobby, with possible café
associated with hotel use.

Leasing office and admin. space
plus approx. 1,500 sf of
commercial/flex space for retail,
personal services, or food
services.

139 total spaces required 146 132 total spaces required 142
Parking garage spaces provided garage spaces provided
(mixed-use parking 7 on-street spaces 7 on-street spaces
reduction) 153 total spaces provided 149 total spaces provided
14 in excess of required 17 in excess of required
Bicycle Storage Space RIS 'anfl Dle TRl No change
inside garage
Exterior Open Space 1,700 sf 1,620 sf

Density Bonus (DB23-00006) per State Law represents a request for the following:

To allow a residential development that would provide 18 or 10% of the total 179 apartment
units for low-income qualifying households. At the time of application submittal (SB 330 -
August 25, 2023 and Entitlement Application — November 7, 2023}, the City did not have a
maximum density established for mixed-use projects in the Downtown District. Therefore, the
project is not subject to the 86 dwelling unit per acre density cap approved by the CDC on
October 18, 2023. As proposed, the project would have a realized density of 500 dwelling units
per acre on the 15,589 square-foot project site. The previously approved project had a realized
density of 321 dwelling units per acre.

By reserving 10% of the overall unit count for affordable housing, the developer is entitled to all
the benefits of Density Bonus Law, including incentives or concessions, unlimited waivers from
development standards, and reduced parking ratios. The 18 affordable units would be
proportional, with respect to area and bedroom count (all proposed units are studios), to the
market rate rentals and dispersed throughout the project.

State law entitles projects to certain incentives or concessions and also provides for waivers from
development standards that would physically preclude the project at the density proposed. The
granting of waivers does not reduce the number of incentives allowed on a project, and the
number of waivers that may be requested and granted is not limited. State Law prohibits the City
from denying any requested incentives/concessions or waivers unless findings are made that the
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incentives/concessions or waivers would have a “Specific Adverse Impact,” which is defined as
“a significant, quantifiable, direct, and unavoidable impact, based on objective, identified
written public health or safety standards, policies, or conditions as they existed on the date the
application was deemed complete.” State law further establishes that “inconsistency with zoning
ordinance or general plan land use designation shall not constitute a specific, adverse impact on
public health or safety,”.

By reserving 10% of total units for low-income households, this project is entitled to one
incentive/concession and unlimited waivers, as outlined below:

Incentive/Concession No. 1: A request to eliminate the requirement to underground overhead
utilities along adjacent public streets.

The previously entitled project was approved with one permitted incentive/concession applied to
the utility undergrounding requirement along public streets across from the project site, but lines
in the alley adjacent to the site would be undergrounded. Such an incentive/concession would
result in identifiable and significant cost reductions towards construction of the project.

Waivers: The applicant requests waivers or reductions in development standards as follows:

I. Setbacks

e Setbacks have been reduced to zero as shown on the plans to reflect the existing urban

commercial development conditions.
2. Height

¢ Building height - The height of the building would be permitted in the applicable zone

with a CUP, which is not required for density bonus projects.
3. Site landscaping minimums

¢ Reduction and alteration of on-site landscaping requirements as shown on plans.

e Inclusion of all onsite planting, including rooftop trees and planters as shown on plans,
and all offsite planting in adjacent rights-of-way permitted to count towards urban
forestry requirements (tree canopy and permeable surface).

4. Open space requirements

¢ Reduction of open space standards (private and shared) as shown on plans.
5. Required fagade modulation

¢ Modulation has been reduced from typical standards as indicated on plans.
6. Parking

¢ Reduction in parking width next to columns.

¢ Compact Spaces in lieu of standard sizes.

o Parking requirement for commercial uses set under the mixed-use development plan.

7. Ramp grades

e Ramp grades permitted for the parking garage are based on typical construction
standards for parking garages in urban areas and do not exceed grades on the prior
approved project.

8. Garage drive aisle widths
¢ Reduction in minimum width of aisles where there is not parking on both sides



Table 2 - Development Standards/Regulations Comparison

Note: This tables presents Mixed-Use Development Plan and waiver requests. All codes sections are

Standard/

references to Article 12 — Downtown District of the Zoning Ordinance.

Typical City

Mixed Use Plan

Froject as Proposed

Regulation Standards/Regulations Standards/Regulations
Maximum No density cap No density cap downtown
Potential Density | downtown per Zoning | at time of SB330 nfa
0Z01232.0.2 Section1232 (D) (2) | application acceptance
MniTULeL 5,000 sq. ft. 5,000 sq. ft. 15,589 sf. ft.
Area
Minimum Lot
Width 50 feet 50 feet Abt. 120 feet
Minimum Setbacks OZO 1232:
o | gttt | ot
DBL Waiver
10 feet {residential lots
over 75’ ft. wide)
Side/Corner Side 0 feet Qe
0 feet side / 10 feet DB Waiver
corner side {non-
residential)
S feet (residential}
0 feet (non-residential)
e A 5-foot side or rear yard Qfeet DBf \f;:itver
setback shall be
provided along all alleys.
1232 (1.
i nfa
DaviiEhillans only if adjacent to n/fa nfa
1232.) L :
residential zone
Height:
Maximum
g:tll%}t:.tlr(::z 65 feet 65 feet 878" top of parapet
90 feet with a CUP 90 feet with a CUP No CUP required per DBL

0ZO 1232.N.2e
OZ0 1232.N.1.d

Exception to
Height

10 feet above base

zoning limit

10 feet above base zoning

limit

Meets standard
requirements




Note: This tables bresents Mixed-Use Development Plan and waiver requests. All codes sections are

Table 2 - Development Standards/Regulations Comparison J

references to Article 12 — Downtown District of the Zoning Ordinance.

Standard/
Regulation

Minimum Site
Landscaping

Typical City
Standards/Regulations

25% (residential)

Mixed Use Plan
Standards/Regulations

0%

Project as Proposed

Urban infill project site does
not provide on-site street
leve! landscaping.
Landscaping in parkways
adjacent to site will be

Q208232 15% (non-residential) enhanced with vegetation
and maintained by the
project. DBL Waiver

A minimum of 4,000 Approximately 4,800 square
square feet of common feet of common open space
200 sq. ft. per unit of open space (total of including 1,620 sq. ft. shared
total open space indoor and outdoor) shall | outdoor space, over 3,181
inclusive of 48 sq. ft. be provided, with 30% sq. ft. shared indoor area is
minimum of private minimum of the total provided
Open Space

open space per unit
(residential)

(1,200sf) to be common
cutdoor open space

No minimum is required
for private outdoor space.

An additional 2,379 sq. ft. is
included in private outdoor
space on balconies.

DBL Waiver

| Courts Required
0201232.EE

See Section 1232 (EE}
for courts (residential)
No courts required
{non-residential)

Courts opposite windows
are required for all
multifamily development
in accordance with
Section 1232.EE

Courts meet minimum size
requirements. No change
per typical standard

Required Facade
Maodulation

| 25% of front and side

street elevation
horizontal and/or
vertical must be set
back at least 5 feet
from setback line
{residential}

No modulation required
{non-residential)

Minimum 25% total over
all front and side street
elevations (not incl. alleys)
for facades above
commercial and parking
levels, with a minimum of
8% on any one fagade
facing a public street,
must be set back at least 5
feet from setback line.

East Elevation
(S. Nevada Street)
47%

South elevation i
{Seagaze Drive)
8%

DBL Waiver

Off Street Parking with Density Bonus OZ0 3103, 020 3105.8, 0Z0 1232.W

Number of
Spaces
Residential

Visitor

Commercial

1.0/unit for market-rate
studios; 0.5/unit for
inclusionary studios

None

Varies by use

1.0/unit for market-rate
studios; 0.5/unit for
inclusionary studios

None

1 per 399_5\‘

6

142 spaces in garage 7
spaces on Seagaze Drive on
contiguous street frontage |

149 spaces provided i

{Spaces on contiguous |
street frontage on Nevada
Street not included in total)



Table 2 — Development Standards/Regulations Comparison

Note: This tables presents Mixed-Use Development Plan and waiver requests. All codes sections are

references to Article 12 - Downtown District of the Zoning Ordinance.

Standard/
Regulation

Typical City

Standards/Regulations

Reductions to required
parking may be taken
under State Density
Bonus law City
allowances per QZO
3105 and OZO 1232.W
for the Transit Overlay
District and mixed-use
projects within the
TOD.

Mixed Lise Plan
Standards/Regulations

TOTALS
Residential — 170 spaces
Commercial — 6 spaces
Less 25% TOD reduction

132 spaces required

Note: Compact parking
spaces may be permitted
as part of the required
spaces with a density
bonus project

Project as Proposed

None

DBL Waiver

Parking Garage De

sign:

Dimensional
Requirement
020 3110.A 0ZC
3110.B

All spaces shall be
large-car spaces. Spaces
provided in addition to
the number of required
spaces may be small car
spaces. Each parking
spaces adjoining a wall,
column, or other
obstruction higher than
0.5 feet shall be
increased by 1 foot on
each obstructed side.
Amended under Mixed
Use Development
Standards and with
waiver under density
bonus to accommodate
development at density
proposed.

Compact spaces may be
used in lieu of standard
sized spaces.

Each parking space
adjoining a wall or other
obstruction higher than

0.5 feet shall be increased

by 1 foot on each

obstructed side. This
includes columns except

where the column is
located within the rear 5
feet of the parking stall.

Then no increase is

required

Compact spaces are

provided for some of the

required spaces.

| Spaces where the column is

within the rear 5 feet of the
parking space do not include

increased width.
DBL Waiver

Ramp Grade

Various City standards-
see Engineering Manual
and City Zoning
standards.

Ramp grades into parking

garage shall not exceed
20%. Ramp grades over

15% shall have a minimum

8-foot transition slope.

As shown on plans
DBL Waiver




Table 2 - Development Standards/Regulations Comparison

| Note: This tables presents Mixed-Use Development Plan and waiver requests. All codes sections are
references to Article 12 — Downtown District of the Zoning Ordinance.

Urban Forestry
Program

Section 3049

allowance of street trees
and permeable surfaces in
the adjacent ROW
(parkways) and trees and
vegetation on upper decks
to count towards the
minimum tree canopy and
permeable surface
requirements.

Standard/ Typical City iMixed Use Plan Prae e Pran ey
Regulation Standards/Regulations Standards/Reguiations
Driveway / Drive | Various City standards- | For aisles that do not have
Aisle Width in see Engineering Manual parking on both sides,
Parking Garage and 0Z0 3111. drive aisle widths may be As shown on plans
0Z0 3111 reduced to 21 feet wide. DBL Waiver
The minimum width for
aisles that have parking on
both sides of the aisle
I | shall be 24 feet.
Screening of
Mechanical Section 3021 Section 3021 Project meets requirements
Equipment
No undergrounding of Incentive/concession
Underground . Men 16 .
E Section 3023 utility lines across street requested under density
Utilities .
| from project. bonus.
Project meets requirements
T A with purchase of renewable
s Section 3047 Section 3047 energy portfolio as providing
Energy Facilities .
50% onsite renewable
energy is not feasible,
Electric Vehicle
Parklr'fg and Section 3048 Section 3048 | Project meets requirements
Charging
Facilities e |
| Project meets minimum tree
Section 3049, with the canopy using alternative to

include street trees in
adjacent public parkway and
all onsite deck planting.
Project meets minimum of
permeable surface with
landscaped public parkways
and all onsite planters, with
credit applied from overage
of tree canopy.

DBL Waiver




ANALYSIS
KEY PLANNING ISSUES
1. GENERAL PLAN CONFORMANCE

The General Plan Land Use Map designation for the subject property is Downtown (D). The
proposed project is consistent with this land use designation and the policies of the City’s General
Plan as follows:

A. Land Use Element

Goal 1.12 Land Use Compatibility

Objective: To minimize conflicts with adjacent or related uses.

Policy B: The use of land shall not create negative visual impacts to surrounding land uses.

The project site is located in close proximity (0.22 miles) to the North County Transit District
Oceanside Transit Center and is within the Oceanside Transit Overlay District. The vertical mixed-
use building is consistent with the pattern of redevelopment in the downtown area and would bring
forward high density vertically-oriented mixed-use development in order to accommodate the City’s
regional fair share of housing growth, support commercial establishments in the downtown area,
enhance walkability, and support transit service. The revised project would maintain the previously
approved design with a modem style of architecture comprised of quality materials and design in
keeping with the vast variety of architectural designs in the surrounding downtown area. The project
site is also in a highly urbanized area, consisting of commercial and civic type land uses, and would
be consistent with the surrounding built environment.

B. Housing Element (2021-2029)

The Regional Housing Needs Assessment (RHNA) for the Sixth Housing Element Cycle (2021-
2029) estimates that the City of Oceanside will experience demand for 5,443 new dwelling units,
including 718 low income units, over the next eight years. By contributing 179 rental dwelling
units, including 18 reserved for low-income households, the proposed project would help to meet
the City’s projected housing demand and provide an opportunity for much needed work force
housing within the core downtown area and in proximity to a variety of transit options. The project
is consistent with the following policies in the Housing Element:

Policy 1.1:  Promote a high quality urban environment with stable residential neighborhoods and
healthy business districts.

Policy 1.6:  Encourage higher-density housing development along transit corridors and smart
growth focus areas in order to encourage preservation of natural resources and
agricultural land; reduce energy consumption and emissions of greenhouse gasses
and other air pollutants; reduce water pollution occasioned by stormwater runoff;
and promote active transportation with its associated health benefits.
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Policy 2.1: Designate land for a variety of residential densities sufficient to meet the housing
needs for a variety of household sizes and income levels, with higher densities being
focused in the vicinity of transit stops, smart growth focus areas, and in proximity to
significant concentrations of employment opportunities.

Policy 3.5:  Encourage the development of housing for low and moderate income households in
areas with adequate access to employment opportunities, community facilities, and
public services.

Policy 3.7:  Encourage the disbursement of lower and moderate income housing opportunities
throughout all areas of the City.

23 DOWNTOWN ZONING ORDINANCE COMPLIANCE

The proposed project is located in Subdistrict 2 of the Downtown District and is subject to the
land use and development standards within Article 12 of the Zoning Ordinance. With respect to
development standards, the revised project complies with the requirements of Downtown
Subdistrict 2, except where the applicant is seeking waivers consistent with State Density Bonus
Law, as highlighted in Table 2 of this report.

As previously noted, the project benefits from a parking requirement reduction of up to 25
percent for being located within the downtown TOD area per Article 12, Section 1232 W.5. of
the Zoning Ordinance as well as maximum parking ratios per Density Bonus Law. The project
would provide a total of 149 parking spaces, which exceeds the minimum required 132 spaces
for the mixed-use development project.

The establishment of this use within proximity (.22 miles) to the NCTD Oceanside Transit
Center makes it an authentic Transit Oriented Development (TOD) which encourages a mix of
commercial and residential uses that will encourage an efficient pattern of development in
Downtown that supports alternative modes of travel.

Environmental Review
Pursuant to the California Environmental Quality Act (CEQA), staff finds that the proposed

project is categorically exempt pursuant to Article 19 Categorical Exemptions, Section 15332
“In-fill Development Projects™ of the California Environmental Quality Act.
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Recommendation

Staff recommends that the Downtown Advisory Committee (DAC) recommend to the Community
Development Commission (CDC) approval of the Development Plan and Density Bonus request for
a revision to an approved mixed-use development plan to convert the space reserved for hotel rooms
into 64 apartment units in conjunction with the construction of an eight-story mixed-use building
consisting of 179 apartment units, including 18 (10%) reserved for low-income households, and
1,581 square feet of ground floor commercial space at 712 Seagaze Drive.

Attachments:
I. Description and Justification Letter (Online)
2. Project Plans (Online)
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4.01 ATTACHMENT 1

712 SEAGAZE DRIVE MIXED USE DEVELOPMENT - REVISED

Mixed-Use Development Plan with Density Bonus
Revised to remove CUP for hotel use and allocate space to residential apartments
RD23-00003

Description & Justification
November 13, 2023

This updated Description and Justification is for a revision to the previously approved 712
Seagaze Drive Mixed-Use project (“Project”). The Project as recommended by Downtown
Advisory Committee on December 21, 2021, and approved by the CDC on January 26, 2022 under
Resolution 22-R00G60-3, included an 8-story structure comprised of 115 studio apartments, 64
hotel rooms, lobby space on the ground floor for both uses, and associated parking. This revision
proposes to remove the hotel use and allocate those rooms as residential units. The ground floor
fronting Seagaze Drive would still include a leasing office and administrative areas for the
apartments but convert hotel lobby space to commercial/flex space to allow a small business,
including retail, personal services, or a cafe, to operate for the benefit of occupants and
surrounding neighborhood residents. The entitlement requested is for a revised Mixed-use
Development Plan with density bonus.

The revised Project considers the ongoing need for housing in the City and provides additional
smaller-sized residential units that could be rented at a lower cost, making downtown living more
attainable for a broader range of the City population to live near the extensive amenities in the
area. The Project would still reserve 10% of the total units for low-income residents, increasing
the affordable units to 18 out of now 179 total apartments, which meets the City’s inclusionary
housing ordinance in place at the time of the SB330 application accepted for the project and
qualifying it as a State density bonus project. The project applicant is pursuing development of
a 100% affordable housing project on this site. However, that is reliant on securing an affordable
housing assistance award to support such development. Minor reconfigurations to the interior
are included but the building remains substantially the same. A project comparison is shown in
Table 1 below.

The approved entitlements for the 115-unit and 64-hotel room project would remain valid until
this revised project is approved and any and all legal challenges are fully and finally resolved in
favor of the project approval.



Table 1 - Project Comparison

AS APPROVED AS REVISED

Apartment Units 115 units 179 units
hmReserved Affordable Units 10% Low Income 10% Low Income
{Low Income) 12 units 18 units
Hotel Rooms 64 rooms 0
Commercial Flex Space 0 Approx. 1,581 sf

Leasing office and admin.
Allocated to apartment leasing | space plus approx. 1,500 sf of
Ground Floor and hotel lobby, with possible commercial/flex space for
café associated with hotel use. | retail, personal services, or
food services.

s

Parking 139 total spaces required 132 total spaces required
! {Based on mixed-use 146 garage spaces provided 142 garage spaces provided
' parking reduction as 7 on-street spaces 7 on-street spaces
i described in associated LTS 153 total spaces provided 149 total spaces provided
reports) 14 in excess of required 17 in excess of required
46 rack I
Bicycle Storage Space rac s_anf:l SLCl SR No change
inside garage
i Exterior Open Space Approx. 1,700 sf Approx. 1,620 sf

MIXED-USE DEVELOPMENT PLAN

The Mixed-Use Development Plan is generally unchanged from the approved plan except for the
change in use. It isincluded here as Exhibit “A” and has been amended to include current zoning
requirements along with the Mixed-Use Development plan standards and the project as
proposed.

The revised Project would now provide 161 market rate and 18 low-income affordable studio
apartments for Oceanside residents who want the benefits of downtown living, such as access to
multiple transit options, the beach, and the variety of downtown businesses within walking
distance of home, at a more affordable option. Sidewalk-level, windowed commercial spaces at
the entry would now provide approximately 1,581 square feet of flexible commercial space that
could be used for small retail shops, personal services, or food services for residents and the
nearby neighborhoods.

Access, Transit, and Parking — Access to the parking garage is unchanged with entrances located
in the alley as required for residential developments with alley access in accordance with
Oceanside Zoning Ordinance Section 3113. Parking is provided based on the parking
requirements under State Density Bonus law, with a reduction as discussed in the Local
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Transportation Study based on the location of the site within one-half mile of the Oceanside
Transit Center and the provision of ample secured bicycle storage. The proximity to transit along
with the availability of bicycle storage within the project building, unchanged from the approved
project, supports transit options and allows movement throughout the region without reliance
on individual vehicles. Parking for the commercial area is in the 7 new angled parking spaces on
the adjacent Seagaze Drive frontage and the parallel parking area on Nevada Street between the
loading zone and the corner, unchanged from the approved project.

Table 2 - Parking Summary

TYPE OF PARKING REQUIRED TOTAL PROVIDED
142 spaces** in garage:
86 standard
1 /studi it under densit
/studio unit under density 56 compact

bonus

B et 0.5/studio for inclusionary units o . .
under inclusionary housing* 15% of required spaces (min.
20) are EV reserved with half
of those EV-equipped
None required under density :
; 44 ST 0in garage
Visitor bonus provisions {California A T S —
AB2345) ik
7 on-Seagaze Drive adjacent
i £ L]
Commercial LG (:\J:aﬁ;.:lj:la:t :?;T::ar:rkin
(for 1,581 sf) P parking

spaces along N. Nevada Drive
not included)

‘Residential — 170 spaces
Commercial — 6

Total Spaces Less 25% TOD reduction 149 spaces total
132 spaces required
. 46 vertical bicycle racks
Indoor Bicycle Spaces 0 plus 5 bicycle lockers
Public Bicycle Spaces 0 8 racks near main entry
Loading Space 1 for commercial space L U

Street

*Parking ratios for inclusionary units comply with OZ0 Section 3105.B.

**Mixed Use development plans within the downtown TOD area may receive a parking requirement
reduction up to 25%. See Section OZ0 1232.W.5. Inclusionary Housing parking rates per Section 3105.
**% Within the Transit Oriented District the number of on-street parking spaces available in the
contiguous street frontage of the site may be counted toward the total number of parking spaces required
for a non-residential Mixed Use Development Plan. See OZO Section 1232.W.4.
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Building Architecture — This approved building architecture is fundamentally the same
contemporary coastal architecture as the approved project. Minor revisions have been made to
the exterior finishes, increasing the gray brick surfaces as a dramatic contrast to the white stucco,
but the wood-look accents are retained on all four sides.

Quality of life amenities in the project remain an important part of the revised building. A west-
facing third-floor pool and deck, along with extensive interior space on the third floor, still create
a large indoor-outdoor social environment for residents with approximately 1,620 sf on the
exterior deck and approximately 3,200 sf of indoor commeon space, including social living and
dining areas and a fully equipped gym with adjacent deck and co-working spaces.
Accommodating increased delivery services is managed with a larger package delivery room and
the possibility of a commercial refrigerator in the delivery room for centralized grocery deliveries.

Landscape Design — The conceptual landscape design for the project is substantially the same as
the approved project to support the modern architecture and enhances a space currently
dominated by underutilized street planting areas. Planters on the third-floor deck are a part of
the stormwater treatment design for the site and remain a part of that system, with planting
suitable for those conditions. All planters on the ground level, second and third floor ledges, and
third floor private balconies will be planted and irrigated by the project to ensure continual
maintenance. Private balconies on floors four through eight will include high-quality artificial
planting to ensure they remain an important aesthetic feature without the potential for upkeep
issues. A vertical green wall planted around the second level garage replaces the original metal
louvers to increase the vegetation seen and experienced near the ground level. Specific plant
selections in floors one through three are generally the same as in the approved project.

ENGINEERING

Parcel Configuration — The project site currently includes 3 assessor’s parcels and 5 legal lots. The
proposed project will continue to treat these as a single building site.

Project Grading — Grading is substantially the same as the approved project. The entire site will
be graded to allow for underground parking. The total excavation will be 16,610 cubic yards, a
less than 10% change in quantity from the approved project, which will be exported to an
approved fill site.

Stormwater Management - The storm water management plan is unchanged from the approved
project.

AFFORDABLE HOUSING DENSITY BONUS

The Project maintains the provision of reserving 10% of the total units for residents who qualify
as low-income. Of the 179 apartments, 18 units will be allocated toward the goal of increasing
affordable housing within the City, including downtown with access to all the benefits of living in
a vibrant urban neighborhood. Affordable units will be dispersed throughout the project and
have access to all onsite amenities available to market rate units.
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Table 3 - Summary of Project Unit Count
TYPE OF UNITS CALCULATIONS PROPOSED

No density limit per downtown
Total Units zoning code at the time of 179 units
filing an SB330 application

Afforaable tJnits

10% Low Income units 18 units
(Low Incon:ne) _________________ |
Market Rate Units | 161 units '

Required Incentives and Concessions

The Project was approved with one permitted incentive/concession applied to the utility
undergrounding requirement along public streets across from the project site, but lines in the
alley adjacent to the site will be undergrounded. The revised project is consistent with that
request. The waiver list below is the same as the approved project but provides more detail.
Waivers are also included in the updated Exhibit “A”, Mixed-Use Development Plan.

Mixed Use Development Plan Standards and Requested Waivers under state Density Bonus Law:
e Setbacks

- Setbacks have been reduced to zero as shown on the plans to reflect the existing

urban commercial development conditions.
s Height

- Building height - The height of the building would be permitted in the applicable zone
with a CUP, which is not required for density bonus projects.

® 5ite Landscaping Minimums

- Reduction and alteration of on-site landscaping requirements as shown on plans.

- Inclusion of all onsite planting, including rooftop trees and planters as shown on
plans, and all offsite planting in adjacent rights-of-way permitted to count towards
urban forestry requirements {tree canopy and permeable surface).

¢ Open Space Requirements

- Reduction of open space standards [private and shared) as shown on plans.
e Required facade modulation

- Modulation has been reduced from typical standards as indicated on plans.
e Parking

- Reduction in parking width next to columns.

- Compact Spaces in lieu of standard sizes.

- Parking requirement for commercial uses set under the mixed-use development
plan.

* Ramp Grades

- Ramp grades permitted for the parking garage are based on typical construction
standards for parking garages in urban areas and do not exceed grades on the prior
approved project.

» Garage Drive Aisle Widths
- Reduction in minimum width of aisles where there is not parking on both sides.
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SUMMARY

The revised 712 Seagaze Drive project maintains the transformation of an unused parking lot into
a modern mixed-use structure with a revised project fundamentally the same as the approved
project, but that reallocates the hotel rooms to residential apartments, further increasing the
supply of housing in downtown Oceanside. Neighborhood-serving commercial space on the
ground level with store-front glass contributes to an attractive and open urban streetscape and
provides the commercial element for a mixed-use project. Residents of 712 Seagaze Drive would
be able to walk, bike, or use nearby transit options to support local businesses downtown and
along the nearby commercial corridors, activating the street, supporting the community and
contributing to a more vibrant city.
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FINDINGS

REQUIRED FOR MIXED-USE DEVELOPMENT PLAN

The City of Oceanside Downtown Zoning Ordinance stipulates that the following be shown for a
Mixed-Use Development Plan:

1. That the total number of dwelling units in the Downtown District shall not exceed 5,500
(or any future limit established by the City’s General Plan).

In August 2019, City staff estimated approximately 2,300 residential units existed in the
Downtown District. The 179 dwelling units proposed for the revised 712 Seagaze Drive project
would be approximately 3.6% of the remaining units and would not cause the total number of
dwelling units in the Downtown District to exceed 5,500.

2. That the Mixed-Use Development Plan will enhance the potential for superior urban
design in comparison with development under the regulations that exist if the
Development Plan were not approved;

The Seagaze Mixed-Use Development Plan will allow for a pedestrian-friendly mixed-use
development project in the TOD area that maximizes the amount of much needed rental housing
units to help activate the downtown area. The plan incorporates street-level commercially-
designed facades and flexible-use space, with ground floor pedestrian orientation enhanced with
greenery in rights-of-way planters. Building-mounted ledgers and green walls along Nevada
Street and surrounding the second level parking draw the landscaping into the project site.
Parking is primarily located within a subterranean garage, with ground level and second floor
parking that is screened from public view with the green wall planting. The Mixed-Use
Development Plan elements will contribute to the ongoing transformation of the urban core to
be more accommodating to residents with a variety of income levels.

3. That the Mixed-Use Development Plan is consistent with the adopted Land Use Element
of the Redevelopment Plan and other applicable policies, and that is compatible with
development in the area it will directly affect;

The project includes consolidated development of multiple smailer lots as a single property in
order to provide a site that will accommodate the proposed mixture of residential and
commercial use with the associated amenities with required parking.

4. That the Mixed-Use Development Plan includes adequate provisions for utilities, services,
and emergency access, and public service demands will not exceed the capacity of existing
systems;

The area covered by the Mixed-Use Development Plan is in a downtown infill location and can be
adequately and conveniently served by existing and planned public services, utilities and public
facilities. All water, wastewater, and electrical services are available within the surrounding
developed public roadway systems and within existing public utility easements.
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5. That the traffic expected to be generated by development in accord with the Mixed-Use
Development Plan will not exceed the capacity of affected streets; and

The revised 712 Seagaze Drive mixed-use project would generate 1,327 ADT, is consistent with
the City's General Plan, and is located in a Transit Priority Area, and will not exceed capacity of
affected streets.

6. That the Mixed-Use Development Plan will not significantly increase shading of adjacent
fand in comparison with shading from development under regulations that would exist if
the Mixed-Use Development Plan were not approved.

A shading study is provided with the architectural plans. Shading on adjacent lots is minimal
except in the winter when shadows fall on the commercial space to the north and the parking lot
across the street to the east. Shading on these sites would also occur to some extent under
standard height allowances. No existing residences are impacted by shading.

7. That the benefits derived from the Mixed-Use Development Plan include but are not
limited to traffic capture and pedestrian activity, by way of “active” street frontages and
provision of flexible nonresidential use spaces at street level, where appropriate.

The Mixed-Use Development Plan incorporates design features to provide flexible, ground-level
spaces available for residential and commercial uses, including building management, along the
Seagaze Drive pedestrian frontage with a glass front, commercial appearance. Fagade glazing
along Seagaze Drive and zero-setback design creates a connection between the sidewalk and the
building, enhanced by planting ledges above the first and second floors that connect the
structure to the vegetated streetscape. The elimination of curb cuts on Seagaze Drive by
relocating site access to the alley reduces the car-pedestrian interaction along the sidewalk
adjacent to the site.

712 Seagaze Dr Mixed Use Development - REVISED Page 8
November 1, 2023 The Lightfoot Planning Group



Standard /
Regulation

Exhibit “"A”

712 Seagaze Drive Mixed-Use Development Plan

Development Standards / Regulations with typical standards listed for reference

Typical City Standards /
Regulations

Note: This table presents the Mixed-Use Development Plan and waiver requests. All references to Sections or Articles
are from the City of Oceanside Zoning Ordinance, as applicable within the D District, Subdistrict 2.

Mixed Use Plan Standards /

; Project as Proposed
Regulations and Notes ! P

Maximum density limits and
floor area ratio regulations are
not applicable to the

Maximum . . No density cap downtown at
. . residential component of a . .
Potential Density . time of SB330 application nfa
020 1232.0.2 mixed-use development, as acceptance
o approved by City Council on P
Aug. 21, 2019 under
Resolution 19-R0562-1.
[Nt 5,000 sq. ft. 5,000 sg. ft. 15,589 f. ft.
Area X
Minimum Lot
Width 50 feet “50 feet. - Abt. 120 feet
| Minimum Setbacks 0Z0 1232:
| 10 feet {residential)
10 feet (non-residential) 0 feet
| Froks Amended under Mixed Use Note: Urban infill project to 0 feet
| Development Standards and allow standards that reflect
, with Waiver under density existing development
i bonus to accommodate conditions.
development at density |
proposed. |
10 feet (residential lots over |
75’ ft. wide)
0 feet side / 10 feet corner 0 feet
side (non-residential)
. - Note: Urban infill project to
Side / Comer Side Amended under Mixed Use allow standards that reflect N
Development Standards and existing development
with Waiver under density conditions.
bonus to accommeodate
development at density
____ |proposed.
5 feet (residential}
0 feet
0 feet {(non-residential)
Note: Urban infill project to
ey A S-foot side or rear yard allow standards that reflect (i
setback shall be provided existing development
along all alleys. 1232 (1). conditions.
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Exhibit “A"
712 Seagaze Drive Mixed-Use Development Plan
Development Standards / Regulations with typical standards listed for reference
Typical City Standards / | Mixed Use Plan Standards /
Regulations ' Regulations and Notes
Note: This table presents the Mixed-Use Development Plan and waiver requests. All references to Sections or Articles
are from the City of Oceanside Zoning Ordinance, as applicable within the D District, Subdistrict 2.

Standard /

Project as Pro d
Regulation ) P

Amended under Mixed Use
Development Standards and
| with Waiver under density

:. bonus to accommodate

' development at density
proposed.

Daylight Plane

n/fa
{Does not adjoin any

Not applicable as the site
borders Downtown D-2 on
three sides and CP to the

n/a

123211 ; .
; residential area). south, and neither zone is an
! R-district.
Height:
65 feet 65 feet
90 feet with a CUP 90 feet with a CUP 878" top of parapet

Maximum Height
of Structures
020 1232.N.2.e
0Z201232.N.1.d

With waiver to accommaodate
development at density
proposed - CUP not required
for density bonus project

Note: Height standards are
unchanged from standards as
permitted

Exceptions to
maximum height
of certain
elements

020 3018.8

10 feet above applicable base
zoning limit per Section
3018.8

10 feet above the applicable
base zoning limit.

Meets standard requirements

Minimum Site
Landscaping

_ 020 1232

i

25% (residential)
15% (non-residential}

Amended under Mixed Use
Development Standards and
with waiver under density
bonus to accommodate
development at density
proposed.

0%

Urban infill project site does
not provide on-site street level
landscaping, but landscaping in

parkways adjacent to site
boundaries will be enhanced
with vegetation and
maintained by the project.

Open Space
020 1232

200 sq. ft. per unit of total
open space inclusive of 48 sq.
ft. minimum of private open
space per unit {residential)

Amended under Mixed Use
Development Standards and
with waiver under density
bonus to accommodate

A minimum of 4,000 square
feet of common open space
{total of indoor and outdoor}
shall be provided, with 30%
minimum of the total {1,200sf)
to be common outdoor open
space.

Approximately 4,806 square
feet of common open space
including 1,620 sq. ft. shared
outdoor space, over 3,181 sq.
ft. shared indoor area is
provided.
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Standard /
Regulation

Exhibit “A"”
712 Seagaze Drive Mixed-Use Development Plan

Development Standards / Regulations with typical standards listed for reference

Mixed Use Plan Standards /
Regulations and Notes

Typical City Standards /

Regulations
Note: This table presents the Mixed-Use Development Plan and waiver requests. All references to Sections or Articles
are from the City of Oceanside Zoning Ordinance, as applicable within the D District, Subdistrict 2.

Project as Proposed

No minimum is required for
private outdoor space.

development at density
proposed.

Note: Standards reflect an
urban infill project within
walking distance (approx.
one-half mile) to beach and
park facilities that provide
public outdoor space.

An additional 2,379 sq. ft. is
included in private outdoor
space on balconies.

Courts Required
0Z0 1232.EE

Required Fagade
Modulation
0201232

See Section 1232 (EE) for
courts
(residential)

Courts opposite windows are
required for all mubltifamily
development in accordance

with Section 1232.EE

No courts required
{non-residential}

Courts meet minimum size
requirements. No change per
typical standard.

Minimum 25% total over all
front and side street
| elevations {not incl. alleys) for

elevation horizontal and/or
vertical must be set back at

|
25% of front and side street [
i

parking levels, with a
minimum of 8% on any one
facade facing a public street,
must be set back at least 5
feet from setback line.

(residential)

No modulation required (non-
residential)

Amended under Mixed Use |
Development Standards and |
with waiver under density
bonus to accommodate
development at density
proposed.

least 5 feet from setback line | facades above commercial and

East Elevation
(S. Nevada Street)
47%

South elevation
{Seagaze Drive)
8%

Off Street Parking with Density Bonus 0Z0 3103, OZ0 3105.8, 070 1232.W

f Number of Spaces

Residential

Visitor

Commercial

1.0/unit for market-rate
studios; 0.5/unit for
inclusionary studios

1.0/unit for market-rate
studios; 0.5/unit for
inclusionary studios

per Section 3105
None None
Varies by specific use 1 per 300 sf

Reductions to required parking

| may be taken under State

142 spaces in garage
7 spaces on Seagaze Drive on
contiguous street frontage

149 spaces provided
{Spaces on contiguous street

frontage on Nevada Street not
included in total)
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Exhibit “A”
712 Seagaze Drive Mixed-Use Development Plan
Development Standards / Regulations with typical standards listed for reference
Standard / Typical City Standards / Mixed Use Plan Standards /

Project as Proposed

Regulation Regulations Regulations and Notes
Note: This table presents the Mixed-Use Development Plan and waiver requests. All references to Sections or Articles
are from the City of Oceanside Zoning Ordinance, as applicable within the D District, Subdistrict 2.

Density Bonus law standards, TOTALS

City allowances per OZO 3105 Residential — 170 spaces
related to the provision of low- Commercial — 6 spaces
income housing units, and Less 25% TOD reduction
parking standards for

Downtown in OZ0 1232.W for 132 spaces required
the Transit Overlay District and

mixed-use projects within the | Note: Compact parking spaces
TOD. | may be permitted as part of
the required spaces with a

density bonus project.
Commerctal spaces set under
Mixed Use Development
Standards and with waiver
under density bonus to
accommodate development

at density proposed. |
Parking Garage Design:
All spaces shall be large-car - Compact spaces may be used C-bmpact spaces are provided |
spaces. Spaces provided in in lieu of standard sized for some of the required
addition to the number of | spaces. spaces.
required spaces may be small |
car spaces. ;
. .
| Each parking spaces adjoining :
Dimensional a wall, column, or other Each parking space adjoining a Spaces where the columnis |
Requirement | obstruction higher than 0.5 wall or other obstruction within the rear 5 feet of the |
0Z0 3110.A | feet shall be increased by 1 higher than 0.5 feet shall be parking space do notinclude |
020 3110.B | foot on each obstructed side. increased by 1 foot on each increased width. |
obstructed side. This includes .
Amended under Mixed Use columns except where the
Development Standards and column is located within the ;
with waiver under density rear 5 feet of the parking stall. '
bonus to accommodate Then no increase is required.
development at density
proposed.
Various City standards- see
Engineering Manual and City Ramp grades into parking
Zoning standards. garage shall not exceed 20%,
Ramp Grade Ramp grades over 15% shall As shown on plans
Amended under Mixed Use have a minimum 8&-foot
Development Standards and transition slope.
with waiver under density |
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Exhibit “A”

712 Seagaze Drive Mixed-Use Development Plan

Standard / Typical City Standards /[

Regulations

Regulation
Note: This table presents the Mixed-Use Development Plan and waiver requests. All references to Sections ar Articles

Development Standards / Regulations with typical standards listed for reference

Mixed Use Plan Standards /

; 4 Project as Proposed
Regulations and Notes J P

bonus to accommodate
development at density
proposed.

= i

Various City standards- see
Engineering Manual and 0ZO
3111.

Driveway / Drive

Aisle Width in | Amended under Mixed Use
Parking Garage | Development Standards and
0Z0 3111 | with waiver under density

For aisles that do not have
parking on both sides, drive
aisle widths may be reduced

to 21 feet wide. The minimum
width for aisles that have
parking on both sides of the

As shown on plans

::::Ii::::::zr::::it; aiste shall be 24 feet. |
proposed. '
| Screening of ,
Mechanical ! Section 3021 See Section 3021 Project meets requirements
| Equipment B = [ a5 N
No undergrounding of utility Incentive/concession
Underground . .
Utilities Section 3023 lines across.street from requested under density
L | S project. _ ___bonus.
| ] Project meets requirements
= | with purchase of renewable
' i energy portfolio or other
Ren.t?v!lable Energy I Section 3047 Section 3047 { acceptable alternative as
Facilities | | = i
| | providing 50% onsite
| : renewable energy is not
i £ e | R SR e feasible. _
Electric Vehicle '
Parking and Section 3048 Section 3048 Project meets requirements
| Charging Facilities | |
Section 3049, with the Project meets minimum tree

Section 3049

Amended under Mixed Use
Development Standards and
with waiver under density
bonus to accommodate
development at density
proposed.

Urban Forestry
Program

canopy using alternative to
include street trees in adjacent
public parkway and all onsite
deck planting. Project meets
minimum of permeable surface
with landscaped public
parkways and all onsite
planters, with credit applied
| _from overage of tree canopy.

allowance of street trees and
permeable surfaces in the

adjacent ROW (parkways) and

trees and vegetation on upper
decks to count towards the
minimum tree canopy and

permeable surface
requirements.

crrm—tr— i — e s e =
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S GEND PRELIMINARY GRADING & DRAINAGE PLAN:

nsmc Lot unes 712 SEAGAZE DRIVE

EXISTING RIGHT—OF —WAY OCEANSIDE CA
EXISTING OVERHEAD WIRE I I I : b = l__

EXISTING WATER UNE

EXSTING SEWER LINE  h oG " / o
EXISTING SEWER FOFCE MAIN i By o i - — -
' i

EXISTING GAS LINE . o —el IINTEVAD A STREET

EXISTING CENTER LINE

EXISTING CURE & GUTTER

EX. CONTOUR MAJOR

EX. CONTOUR MiINOFR

PROPOSED SPOT ELEVATION _}92‘
PROPOSED SIDEWALK

OWNER/DEVELOPER/APPLICANT

E ELSEY HOLDINGS, LLC

S Eaen ST K 56508
PROPOSED SEWER SERVICE —® 1 - o id PHONE:
PROPOSED WATER SERVICE __—® = s
PROPOSED FIRE SERWCE ® : | | ENGINEER OF WORK:
}

PROPOSED DOUBLE DETECTOR CHECK

SR 1 bha.inc.
lond planning, civ
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i ¥ 1 § 3 5115 AVEMNIDA ENCINAS
PROPOSED DRIVEWAY APRON B il By a SWITE "L”
PER OSD M—10 ] [ { : i CARLSBAD, CA. 92008-4387
3;.. iz i Ot | (760) 931-8700
PROPUSED RETURN ADA RAMP <E> o AR oy H {
=l f RONALD L. HOLLOWAY DATE
=g -L-'" ] RCE 29271
EXSTING FIRE HYDRANT [ i 0 Iy
] g o J -
EXSTING STREET LIGHT . - 3' (} - o 2] % Y SURVEYOR:
I o I i | SAMPO ENGINEERING, WWE.
PROPOSED AC PAVEMENT [ | 1l 1 @ 171 SAXONY ROAD, SUFTE 313
i | & ENCINITAS, CA 52024
PROPOSED LEVEL P3 PCC [:] ; Al | (760) 436—0668
! g =y -+r:-—-§
PROPOSED C—9 RETAINING WALl o=z rr2" H =‘l ] i 1 LEGAL DESCRIPT[ON:
- 4
PROPGSED PODIUM WALL Ezﬁ s 1 | I r_otisalo, M, 12 JJ;&\'D 14 iy BLOOK 82 g{é‘)ﬂf%‘g’mgmwg OC[%’N
J L THE CITY OF OCEANSIDE, COUNTY OF SAN y STA NIA, A NG
PUBLIC UTILITIES e € e I " ' e ot 3 tags. " I CYTICE OF THE COUNTY RECOROEER 07 4
w10 £ = — == ; L_.i_.:.._. P— g :
WATER SUPPLY CITY OF QCEANSIDE a5 3 as 1k |',1J = | — APN: 147—193-08, =08, —10.
SEWER CITY OF OCEAMSDE EXNINE: o Ul NOTE: LOTS T BE MERGED.
SIORM DRAN £y OF OCEANSDE ?—@% Lol : .
GAS & ELECTR  SO.G.&E W m-w 3 ! : X BASIS OF BEARINGS:
TELEPHONE Bt 2 : I BASIS OF GEARINGS iS A PORNION OF SEAGAZE DRIVE CENTERUNE A5 SHOWN OW
FRE CITY OF OCEANSDE ALLEY LA [ 1 PM 19858 1E: NSSHIO2E
NOT 10 SCALE FIFL i 1]
. ST 2 ’ : | GENERAL NOTES:
SCHOOLS OCEANSIE \ARIED. SIZHIEY, DISTRICT i ! ' : . 1. EXISING GROSS/NET AREA: 0.36 AC. (15,592 5F.}
CABLE COX CABLE I 2. TOTAL NUMBER OF LOTS: 5 EXISTNG
R | R, 3 DWELLING UMITS (PROPOSED): 179
¥
SHEET INDEX 80’ 4 CouMERaAL LN 7
40’ 40"
SHEET 1 - TLE SHEEF v e o R :
SHEET 2 - EXISTNG CONDIIONS/DEMOLITION PLAN 127 4 28 28’ 12’ el ) GENERAL DESIGN NOTES
~ GRADING & DRMNAGE PLAR {BASEMENT) . : : SR : 5 . I CONTOUR INTERVAL IS 1
SHEET 4 =~ GRADING & DRAINAGE PLAN (FIRST FLOOR) e T e e SCALE 17 = 20
SHEET 5 - GRADING & DRAINAGE PLAN (THIRD FLOOR) e 2 GRADING QUANTIMES: %f g cr
SHEET 6 - GRADING & DRAINAGE PLAW (ROOF) REMOVE & REPLACE EXISTING £xs KE' 1 T
SHEET 7 - DRANAGE WANAGEMENT AREA EXHIBT SIDEWALK PER SORSD NO. G-07 128 wAx | SLOPE VARES) 47 e (" Shewaix EaPoRT 14N e
SHEET 8 = DRAINAGE MANAGEMENT AREA EXHIBIT WIH 671 2 BASE. SEL iy =S
SHEET § - DRAINAGE MANAGEMENT AREA EXHIBIT LANDSCAPE PLANS FOR 3 SOURCE OF TOPOGRAPHY:  FIELD TOPOGRAPHY
PLANTING AREAS REMOVE & REMOVE & REPLACE EXISING LEGEND OF ABBREVIATIONS SAMPD ENGINEERING, iNC.
REPLACE EXISTING EXIST. AB/AC — FULL CuRE & DATED: 11-02-20
CURD & GUTTER DT~ $4Cr6AB GUTTER i AGGREGATE COMCRETE BASE < BAERT ELEVATON
PER SHEET 3  ASPHALT CONCREY T
. - B - BEGN CURE ™ MA
SEAGAZE DRIVE B BEGN VERTICAL CURYE NS - NOT 10 SCAE FEMA NOTE
NaT TO SCALE BW - BOTIOM OF WALL 4 - PAVEMENT THE PROPERTY AS SHOWN LIES WITHIN ZONE X, AREAS DETERMINED TO BE OUTSIDE
CAG - CURG AND GUFIER FCR - PONT OF CURB RETURN THE D.2X ANNUAL CHANCE FLOGDPLAW, AS SHOWN ON FEMA FLOOD (NSURANCE
¢ @ - U PrC FODIT OF REVIRSE CURV RATE MAP DEGZICO7J4H. EFFECINVE DATE: MAY 16, 2012
R, R, £ ELECTRC RCP -  RENFORCED CONCREIE PPE
T " £ D R, P e BENCHMARK
17 { 17 1 EOGE OF PAVEMENT S SEWER DESCRIPTION: 33" BRASS OVSK
. . e END VERTICAL CURVE Sp - SIORM DRAM LOCATION: 1N MONUMENT WELL STAMPED LS 7959 [POINTS f 1004
H ]
[ L e FACE gg CURB S¢ - SUBCRADE PER CONTROL SURVEY MONUMENT DATA )mo necommr Gy oF
- FINSHED GRADE W - OCEANSIDE GEODETIC CONTROL NETWORK) MONUNENT A
fL - FLOWLNE T 3
ﬁow & REP[sAagE EXISTING N T 25 - usnmn SURFACE/PRE SERVCE  1g = {fp oS- INTERSECTION OF SEAGAZE DRIVE AND HORNE STREET.
WALK PER SDRSD NO. G=07 OFE VARIES ETING E - ToPOF . .
WIH 6°CL 2 BASE. SEE B £.0%-(6.1%) AT a O cn GRADE BREAK X 2 TP o coomHe FLEVARON:  120.59° NGVDSS
LANDSCAPE PLANS FOR —— — e . BOPL - HIGH DENSITY POLYETHYLEWE G - TOP OF GRATC
PLANTING AREAS e :_.—{]; W - HGH PO ™ 0P OF WALL
REMOVE & REPLACE REMOVE & REPLACE EXISTING MREATON N - WARR PRELIMINARY GRADING & DRAINAGE PLAN:
gjﬁ!gcmcm'&wns & ENSEEAS A wmr%
GUTTER PER SDRSD WO. AR Ol RELATED PLAN'S & REFERENCE DRAWINGS DATE_OF PREPARATION: bl-lA' lﬁcI COVER SHEET
G-2 W/ 6°CL 2 BASE NEVADA STREET DWC_NO. DESCRIPTION REVISIONS DESCRIP IO DAL fonc planing, M sngihesting, surveying 712 SEAGAZE DRIVE
NOT TO SCALE T (MIXED-USE PROJECT)
CARLSBAD. CA 92008-4387 .
VICINI M (760) 931-8700 GTY OF OCEANSIDE, CALIFORNIA
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UTILITY NOTES

PROPUSED 6° FIRE SERVICE LINE PER GITY
OF OCEANSIDE (C0O) STD. DNG. NO. W-7.

I @WJ‘&AMM&!EJ’ER#MJ‘
RPPA FOR RESIDENTIAL USE PER CITY OF
OCEANDIDE COD STD, DWG. NO. W=7, W-1D & W=13

£X0ST._CuRB PROPOSED 1° WATER SERVICE & 5/8" METER FOR
& GUTTER IRRIGATION USE PER CITY OF OCEANSIDE (C00)
TO REMAIN STD. OWG. NQ. W-4 & W-i2.

@ PROPOSED 1° WATER SERWCE & J/4° METER FOR
TENANT SPACE USE PER OIFr OF OCEANSIDE [000)
SID. DNG. WO, W-5 & w—1Z.

e — @Wmmmmrmm
OTY OF OCEANSIDE (000} STD. DWG. NO. 5-5

ABANDON EXTSTING WATER SERWCE & METER PER
aly OF OCEANSIDE (COO) STD. DWG. NO. W-6.

@ PROPOSED GAS SERVICE.
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HYDROLOGIC UNIT CONTRIBUTION
(WATERSHED)
e el -l
sanLusRay  |IWERSANIUR | bsion 903,11 B SHORELIAE
IMPAIRED WATER BODIES
IMPAIRED WATERBODY CONSTITUENTS OF CONCEAN
FIC OCEAN SHORELINE SURFRIDER
o RELINE ThASH
PROJECT CHARACTERISTICS
PARCEL AREA, 0.36 ACRES
DISTURBED AREA .36 ACRES
PROPOSED IMPERVIOUS AREA 0.34 ACRES
PROPOSED PERVIDUS AREA 0.02 ACRES
oL TYPE A
DEFTH TO GROUNDWATER > 20FEET
LEGEND

NAGE MANAGEMENT AREA {DMA
% EMEI {oMa)

DAMA-1
8.161 SF
Bul

%ﬂ MANAGEMENT PRACTICE (GMP}
OMA BOUNDARY

DMA SUB—BOUNDARY

PROJECT BOUNDARY

EXISTING LOT LINES

EXISTING RIGHT=OF =WAY

EXISTING WATER LINE

EXISTING SEWER LINE

EXISTING SEWER FORCE MAN
EXISTING GAS LINE

EXISTING CENTER LINE
EXISTING CURB & GUTTER
EX. CONTOUR MAJOR
EX. CONTOUR MINOR
PROPOSED SPOT ELEVATION
PROPOSED SIDEWALK

59.0

\

EXISTING STREET UGHT

PROP DRIVEWAY APROM

PROPOSED CURB & GUITER = =
PROPOSED FIRE HYORAN N

EXISTING FIRE HYDRANT

PROPOSED SEWER MAIN (PRIATE]
PROPOSED SEWER MAMMOLE (PRIVATE)
PROPOSED SEWER SERVICE

PROPOSED WATER SERVICE
PROPOSED FIRE SERVCE
PROPOSED STORM ORAN

PROPOSED TYPE G CATCH BASIN
PROPOSED TYPE A CLEANOUT

DECK DRAIN

W&mﬁgﬁ%w% THIRD FLOOR &
THIRD FLOOR AREA DRAINING 10 BMP-3
PLANTERS /LANDSCARING ON THIRD FLOOR

ASPHALT CONCRETE PAYEMENT

TEXTURED PAVEMENT

HF=T
f_m oF ’ma H'EM” fwm; | E!D
i ’ PRELIMINARY GRADING & DRAINAGE PILAN:
' EATE OF PREPARATOR. | bl-IA, Inc.
ST bEscaRton [ DATE el . 712 SEAGAZE DRIVE
| _ - 1 | 515 AYENDA NoNAS (MIXED-USE PROJECT)
E = EI . = - 3 fi— ] . I. 3 :I':"GR&:?BQ?| ;.:xlﬁ."l?{-& 47287 Ty of MANQDE. CALIFORMIA
; === ] SHEET 7 OF 9
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g DEVELOPED CONDITIONS SITE DESIGN EPs
[EC1)  PREVENTION OF iLUCIT INSCHARGES INTO THE M54 (NOT SHOWN| [H] SEFUSE AREAS STORMWATER RUNGFF FROM THE PROFOSLD PROJECT SITE IS ROUTED 70 ONE (1) POINTS OF COMPLUICE. POC-1. POC-1 1S MINIMIZE IMPERVIOUS AREA P
" REGULARLY INSPECTED. MONITOR. AND REPORT ANY iLLKCKT DISCHARGES OR CONNECTIONS TO THE M54 DESIGNATE SPECIFIC AREAS AWAY FROM STORM DRAINS FOR REFUSE COLLECTION AND STORAGE PROVIDE LOCATED WEAR T SOUTHWLST COANER OF THE PROJECT SITE. POC-1 COLLECTS RUNGRY RO The TWO (2; BIOMLTAATION * CONSTRUCT SIRELTS. SDEWALKS OR PARING LOTS ASLES T0F THE MINIMUM WIDTHS. NECESSARY
" a . BASWS LOCATED O THE THIRD FLOOR OF THE PROJECT, GNE (1) BOFLIRATEON BASIN LOCATED ON NEVADA STREET AND AM PROVIDED PUBLIC SAFETY IS NOT COMPROMISED.
+  LABEL STORM DRAIN INLETS AND CATCH BASIN WITH MESSAGES SUCH AS “NO DUMPING - DRAINS T0 OCEAN STURDY AND WELL-SEALED WASTE CONTAINERS TD PREVENT LITTER LEAKAGE OF LIGMIDS AND PREVENT PEST
10 DISCOURAGE ILLKTT EHSCHARGE INFESTATION AND MINIMIZE THE NEED FOR CHEMICAY PESTICIDES CONCRETE STRIP LOCATED ALONG T+#L NOATHWEST BORDER OF THE PROACT SETE *  NGNIMIZE THE IMPERVIOUS FOOTPRINT OF THE PROJECT
»  PLEMENT PROPER WASTE MANAGEMENT, EROSION CONTROL SPRL PREVENTION HEASURES AND EFFICIENT « COVER REFUSE CONTARERS 10 PREVENT STORMWATER FROM WASMING CONTAMINANIS INTO THE PRIOR 10 DESCHARGING FROM THE PROJCT SITE. DEVELOPED RUMOFS FROM THE ROOF OF THE PROPOSED
y MINIMIZE IMPERVIOUS AREA
STORMWATERERANAGEMERTRBENCTICES JTOT IR ERTEE JECTER IALECER A e SR Pl BUILDWIG ([DMA-) AND DMA-2 IS DRANED TO TWO (2) ONSITE RECEMNG BIOFILTRATION BASIN FACIUITIES (BMP-1 & *  DBCOMNECT MPERVIOUS SURFACES THROUGH DISTURBED PERVIOUS AREAS
POLLUTANTS TO THE M3S4 « IF THE REFUSE AREA RECEVES FOOD WASTE. EMSURE THAT ANY GREASE TRAPS IN THE AREA ARE REGULARLY N THE THIAD FLOGH FOR POLLUTANT CONTROL. RUNGE? FRON: THE SPA DECK AREA ON THE THIRD FLOGR .
- ' BMP-2) DN THE THI N NG| «  DESIGN AND CONSTRUCT LANDSCAPED OR OTHER PERVIOUS AREAS 30 EFFECIVELY RECEIE AND
+  STRICTLY ENFORCE LOCAL MSA CODES AND REGULATIONS WHLE PROVIDING TRAINING TO PERSONHEL CLEANED AND MARNTAINED TO PREVENT GREASE LEAKAGE. 5 ROUTED 0 AN BIOFLTRATION FACILITY (BAP-2) ON NEVADA STREET. D HE i I DOn AT RUNOFY THOM IMPERVIOUS AREAS PRIDR T DHSCHARGING 10
INVOLVED IN M54 MANAGEMENT 10 IDENTIEY AND REPORT ANY LLICIT DISCHARGES »  TRAIN PERSONNEL TO HANDLE WASTE PROPERLY YO AVCHD SPILLS LEAKS, AND ESTABLISH SPNY RESPONSE Aol
PROCEDURES TO ADDRESS ACCIDENTS. PROMPTLY, .
Bo-g  STORM DRAIN STENCILING OR SIGMAGE = SCHEDOULE REGULAR CLEANING OF THE REFUSE AREA TO PREVENT BUILDUP OF WASTE AND LITTER  CONDUCT MMR" OF DMAs ®  ROOF RUNOFF WHL BE ROUTED ONTO ADIACENT VEGETATED AREAS THROUGH DOWNSPOUTS.
" 1O MTIGATE THE RISK OF WLICT DISCHARGES STORM DRAIN INLEFS AND CATCH BAGINS WAL BE INSPECTIONS 70 IDENFFY AND ADDRESS ANY ISSUES PROMPTLY WITH NATIVE OR DROUGHT TOLERANT SPECIES
CONSPICUDUSLY LABELED WITH MISSAGES SUCH AS "N DUMPING - DRAINS T0 OCEAN” DrscHARGE TEUIANY | IMPIRVOU R o
[G7  FIRE SPRINKLER YEST WATER (NOT SHOWH) FOINY PMA ANLA PERCENTAGE
BC3  PROTECT TRASH STORAGE AREAS FROM RAINFALL RUN-ON, RUNGFF, AND WIND DISPERSAL + ST P CONTAINVENT MEASURES SUCH AS BERMS. TEMPORARY BARRIEKS OR ASSORBENT MATERIALS ARCUND ach " ENCROACHMENT REMOVAL AGREEMENT
»  PROUECT ENTAILS A DESIGHATED INDOOR TRASH ROOM ON THE FIRST FLOOR. THE FRE SPRINKLER TEST AREA 10 CAPTURE THE TEST WATER AND PREVENT 17 FROM FLOWING TO STORM __é—_;——ml
«  GUTDOOR COHTAINERS WILL FEATURE SECURE LIDS TO #REVENT LITTER DHSPERSAL. DRAINS. it 8210 00 DO AN ERA FOR MAINTENANCE OF THE BMP-3 AND OUILET SUBDRAIN/DRAIN PIPE WITHIN REVADA STREET & SEAGAZE
»  REGULARLY INSPECT AND MOMITOR CONTAINER CONDITIONS WITH PROMPT REPAIRS OR KEPLACEMENTS o HANDLE THE TEST WATER WITH CARE TO PREVENT SPILLS OR LEAKS. DISCHARGE TEST WATER TO SEWER UNES IN Dhddrd 0.101 10060% DANE RIGHT-OF-waY 15 SUBMITTED TD COO FOR APPROVAL
WHEN NECESSARY ACCORDANCE WITH LOCAL REGULATIONS AND PERIAITS DMAD [ 95.71%
*  TRAIN STAFF O RESPOND EFFECTIVELY 10 ACCIDENTAL SPHLS OR SCATTERED LITTER. o ENSURE THAT THE TEST WATER DOES NOT COME INTO CONTACT WITH GTHER POTENTIALLY HAZARDOUS ars T oo USEPA GREEN STREET DMA: GS-1
SUBSTANCES CHEMICALS. OR POLLUTANTS DURING TESTING OR STORAGE. PO P e Soon USEPA GREEN STREEIS CAN INCORPORATE A WIDE VARIETY OF DESIGN [LEMENTS NCIUDING SIREET TREES.
ADDITIONAL BMPs BASED ON PGTEMTIAL SOURCES OF RUNOFF POLLUTANTS +  IRAIN PERSONNEL INVOLVED IN THE FIRE SPRIMKLER TESTING ON THE PROPER HANDLING, CONTAWNMENT, AND PERMEABLE PAVIMENTS, GIORETENTION AND SWALES ALTHOUGM THE DESGN AND APPEARANCE OF GREEN
BY IMPLEMENTING THE FOLLOWING ADOITIONAL SOUACE CORTAGL BMPs BASED ON POTENTIAL SOURCES OF DISPOSAL OF EHE TEST WATER. pap3 LL Ll STRLETS WAL VARY, THE FUNCTIOMAL GOALS ARL THE SAME PROVIDE SOURCE CONTROH OF STORMWATLR LIMIT
RUNGFF POLLUTANTS, THE PROJECT WILL EFFECTIVELY MANAGE STORMWATER RUNOFF. PREVENT POLLLITION AND +  DEVELOP A SPILL RESPONSE PLAN TO ADDRESS ANY ACCIDENTAL RELEASES OF TEST WATER PROMPTLY AND D FLODR PLANTERS 0013 310 15 TRANSPORT AND POLLUTANT COMVEYANCE TO THE COLLECTHON SYSTEM, RESTORE PREDEVELCPAMENT
PROMOTE A MORE SUSTAINABLE AND ENVIRONRMENTALLY FRIENDA Y URBAN ENVIRONMENT. MINIMIZE PQTENTIAL ENVIRONMENTAL IMPACTS. N1 0007 100.00% HYDROLOGY TO THE EXTENT POSSIBLE AND PROVIDE ENVIRONMEINTALLY ERHANCED ROADS. SUCCESSFL
POC.LFOTHER 1 3 Ty APPLICATION OF GREEN TECHNIQUES WILL ENCOLRAGE SO AND VEGETATION CONTACE AND INFILTRATION AND
[A7] ONGTE STORM DRAIN HLETS . = MISCELANEOUS DRAIN OR WASH WATER (NOT SHOWN) Ll 938 RETENTION OF STORMWATER,
B T ey Rttt B gl e o WANDWLE MISCELLANEOUS DRAIT O WASH WATER WiTH CARE 10 PREVENT SPILLS OR LEAKS "
= »  DISCHARGE MISCELLAMEOUS DRANS DA WASH WATER TO SEWER LINES BN ACCORDANCE WATH LOCAL . VE(ET TED PLANTERS DMAs
COHTINUDUSLY MONITOR (S4ET PERFORMANCE WritiE ENEQALING COMPLIANCE AMONG PERSONNEL : Al 1ON BMP DI TSIONS —
: Y MORTIOR SRETRY B REGULATIONS AND PERMITS TABLE 2: SUMMARY OF BICFILTRATIO LTINS VEGITATION IN THE NATURAL OR LANOSUAPE ARER 1% NATIVE OR NON-NATI DROUGHT TOLERATIT SPECIES
[E]  WTERKOA FLOOR DRAINS AND ELEVATOR SHAFT SLEP PUMP . %‘;‘Eﬂ’u"i é::ﬁ&:mﬁw% 1O ADORESS ANY ACCIDENTAL RULEASES PROMPILY AND MIIMIZE DIMENSIONS o SIS ARE UNDISTURBED MATRE TOPSCIL OR DISTLRAED SONS HAVE BEEN AMENDED AND ATRATED 1O
 ROUTE INTERIOR FLOOR DRAINS AND ELEVAIOR SMATT SUMP PUMPS IJ IHE APPROPRIATE TREATMENT URGERDAAN RISLA oA PROMUITE WATER RETINTION CHARACTERISTICS EQUIVALENT TO UNDISTURBED NATIVE TOPSOIL
SYSTERS OR SEWER LINE & ROUTIELY INSPECT. MAINTAIN AND CLEAN DRAINS. REMOVING ANY ACCUMURLATED DEBRIS AND POLLUTANTS BOFRTRATION | TRIBUTARY|  Bmae ORIFICE | SOILMEDIA ]  GRAVE: (HVERT SUREACL *  INCIDEMTAL MPERVIOUS AREAS ARE LESS THAN 5 PERCENT OF THE SELF-MITIGATING AREA
+  ISTABUSH A REGULAR MAINTENANCE SCHEDULE TE sNSPECT AND ©LEAN THE DRAINS AND SUMP PUMPS BMp asea | aren | owwmarmk | ogem epie | ibvanon | oiem o MPERVIOUS AREAS SHOULD NOT 8E HYDRAULICALLY CONNECTED 7O OTHER IMPERVIOUS AREAS UNLESS 1T IS A
PROMPTLY REMOVE DEBRIS, SEDIMENT. OR POLLUTANTS TO ENSURE THE CONTINUED EFFICENCY ©OF THE (G0  PLAZAS. SIDEWALKS, AND PARKING LOTS 4k t5F) [ [} [} [ (] ?ER:\TV[EITER CO::V%EV&‘C: S\‘WWS:-EE Aﬁf“g:"g:‘(f“f:"ﬂ e T g ] G
o PROMPILY ADDRESSING ANY LEAKS FROM EUIPMENT BR STORAGE AEAS TG PREVENT EONTAMINATION OF ¢ DIRECT STORMWATER AWAY FROM STORIS DRAINS AND TOWARDS DESIGNATED TREATMENT AREA eup.i | wiel | 163 C = = L s T R ot CONTROL Bt )
R T ERLRICE v ESTABLISH A ROUTINE MAINTENANCE SCHEDULE TO INSPECT AND CLEAN PLAZAS, SIDEWALKS. AND PARKING wart a3 | s A 13 10 ) s
BRIl Y e T e e rEn s Cr TANICE L OJLE FECTITEs TTRED It BRI TAtTe LOTS. REMOVING D BRIS AND POLLUTANTS THAT CAN CONTRIBUTE TO STORMWATER POLLUTION P w50 n 1 15 10 & [ DE MINMIS DMAg i
DB TihA RS EOR S Ro e o IMPLEMENT SPILL PREVENTION MEASURES AND RESPONSE PLANS TO ADDRESS ACCIDENTAL SPItS OF - —
POLLUTANTS. SUCH AS Ol OR CHEMICALS, TO PREVENT THEM FROM ENTERING STORM DRAINS. Tt LRNIMIS GRAAS CONSIST OF AREAS THAT VLRY SMALL AND THEREFOR ARE NOT CONSIDIRED 10 BE SIGNIHCANT
+  ESTABUSH A REPORTING MECHANISM TO ENABLE SWIFT RESPONSES TO ANY ISSUES. MAINTENANCE NEEDS, OR . e ANDIOR VACULM TOr R OVE LA TER LEAVES AND DTHIR D BAIS FROM PAVED SURFACES. PREVINTING CONTRIBUTORS OF POLLUTANTS. AND ARL CONSIDERED NOT PRACTICABLE TO DRAIN TO A BMP DE MIHIMIS DhtAs
INCIDENTS RELATED TO FLOOR DRAINS AHD SUMP PUMPS. AS WELL AS FACKITATE PROMPT CORREC BvE g IUST REET ALL OF THE FOLLOWING TO BE ELGBLE FOR EXCLUSION
ACTIONS THEM FROIA BEING WASHED INTC STORM DRAINS.
ROAN &
) zmm%c%ﬁ&%&fﬁ? %ﬁﬁ&'&‘m{" i':[r; Eulxh:fzxrl:;g&mm STATIONS Wi BAGS 10 o AR{AS ABOUT THE PERIMETER OF THE DEVELOPMENT SITE
= IME?.’;'OSR—U::«I;::S :GAMGES (e A A WELLESCHED D FUNCTIONING ree seetent ¢ et «  TOPOGRAPHY AMD 1AND QWNERSHIP CONSTRMNTS MAKE BMP CONSTRUCTION 10 REASONABLE CAPTURE
D GARAG : DRAN. ¥ L MAN RUNOEF TECHNICALLY INFEASBLE
STORMWATER RUNOFF EFFECTIVELY DIRECT tNODENTAL STORMWATER T APPROPRIATE TREATMENT S¥STEMS «  THE PORTION OF THE SITE FAING INTO THIS CATEGORY IS MININZED THROUGH EFFECTIVE ST§ DESIGN
OAL SEWER UNES s EACH DMA SHOULD BE LESS THAN 250 5F AND THE SUM OF ALL DE MININIS DMAS SHOULD REPRESENT LESS
o ESTABLISH A ROUTINE CLEAMING AND MANTENANCE SCHEDALE FOR THE PARKING GARAGE |01 REMOVE THAN 2 PERCENT OF THE TOTAL ADDED OR REPLACED IAPERVIOUS SURFACE OR THE PROKCE  EXCEPT FOR
mm'a}I ags?:gm oartu"ig n:tsuzr;r:‘r:b s:xmmmnm m:‘:stwwc. AND CLEANING YWIL| PREVENT ACCLIMULATED PROJECTS WHERE 2 PERCENT OF THE FOTAL ADDED OR REPLACED IMPERVIOUS SURFACE OF THE PROJECT 15 LESS
POLLUTAN! WASHED I THAN 250 56, A DE MILIMIS DMA OF 750 55 OR LESS MAY BE ALLOWED
»  ENCOURAGE PROPER VEMICLE MAINTENANCE PRACTICES AMONG PARKING GARAGE USERS. ADDRESS ANY +  MULTIPLE DE MIMEAIS OMAS CANNGT BE ADJACENT TO EACH DITHER AND HYDRAULICALLY CONNECTED
LEAKS OR SPLLS FROM VEHICLES WMEDIATELY 10 PREVENT D1 AND OTHER FLUIDS FROM CONTAMNATING
THE FLOOR AND DRAINAGE SYSTEM.
o PROVIDE DESIGMATED WASTE DISPOSAL AREAS WITHIN THE PARKING CARAGE FOR TRASH AND RECYCLING
CLEARLY LABEL BINS TO PREVENT RAPROPER DISPOSAL ENCOURAGE RESPONSBLE WASTE MANAGEMENT. AND
TO RASE AWARENESS AMONG USERS ABOUT THE IMPORTANCE OF ENVIRONMENTAL PROTECTION AMD
STORMWATER POLLUTION PREVENTION
»  CONDUCT REGULAR INSPECTIONS OF THE PARKING GARAGE AND ITS DRANAGE SYSTEMS 1O IDENTFY
POTENTIAL PROBLEMS OR AREAS THAT NEED ATTENTION
[T NEEDFOR FUTURE INDODR & STRUCTURAL PEST CONTROL
*  ADOPT A PEST MAMAGEMENT APPROACH THAT EMPHASIZES SOURCE CONTROL AS THE PRIMARY STRATEGY
FOCUSING ON PREVENTION, MONITORING. AND TARGETED PEST CONTROL MEASURES. THUS REDUCING THE
RELIANCE O CHEMICAL PESTICIDES
o MIPEMENT MEASURES SUCH AS SEALING CRACKS GAPS. AND OPENINGS IN PHE BUILDING'S STRUCHURE 1O
PREVENT PESTS FROM ENTERING INDOOR AREAS
= PRACTICE GOOD SANITATION AMD BMPLEMENT EFFECTIVE WASTE MANAGEMENT 10 REDUCE PESE ATTRACION
PROPEALY STORE FOOD, INSPOSE OF WASTE PROMPILY, FIX ANY PLUMBING LEAKS. AHEH USE COVERED TRASH
BNS.
+  MAINTAN LANDSCAPING AND TR¥A VEGETATION ARQUND THE BUILOKNG TO REDUCE PEST HABITATS AND
PREVENT PESE ACCESS
+  USE MECHANICAL TRAPS AND DEVICES. SUCH AS STICKY TRAPS AND PHEROMONE TRAPS, TO CAPTURE PESTS
WITHOUT RELYING ON CHEMICAL PESTICIDES
+  COMDUCT REGULAR INSPECTIONS AMD MONITORING TO DETECT PEST ACTIVITY EARLY ON AND IMFLEMENT
APPROPRIATE SOURCE CONTROL MEASURES
=] I.ANDSCAMDOOR PESTICIDE USE
ADOPT A PEST MARAGEMENT APPROACH THAT {MPHASIZES SOURCE CONTROL AS THE PRIMARY STRATEGY
FOCUSING ON PREVENTION. MOMITORING, AND TARGETED PEST CONTROL MEASURES, THUS REDUCING THE
RELIANCE ON CHEMICAL PESTICIDES.
o MAPLEMENT PRACTICES THAT PROMOTE HEALTHY LANDSCAPLS ANO PREVENT PEST INFESTATIONS SUCH AS
PROPER RRIGATION SON MANAGEMENT, AND APPROPAIATE PLANT SELECTION AND CONDUCT REGULAR
LANDSCAPE INSPECTIONS 7O IDENTIFY PEST PROBLEMS, MONITOR PEST POPULATIONS, AND PREVENT
OUTEREAK.
»  USE MECHANICAL AND PHYSICAL CONTROLS SUCH AS HAND-PICKING, TRAPPING. OR BASRIERS FQ MANAGE
PESTS WITHOUT RESORTING TO CHEMICAL PESTIODES.
» F PESTCIDE USE BECOMES MECESSARY. APPLY PESTIODES SELECTIVELY AND ONLY TO AFFECTED AREAS
AVOIDING BLANKET APPLICATIONS TO NON-AFFECTED AREAS
+  USE THE LEAST-TOXIC PESTICIDES AVAILABLE WHEN CHEMICAL INTERVENTION IS REQUIRED SELECT PRODUCTS
WITH LOWER ENVIRONMENTAL IMPACTS AND REDUCED RISKS TO NON - TARGE F ORGANRSMS
[ | PDOIS 5P, DECORATIVE FOUNTAINS, AND GTHER WATER FEATURES
DRAHN POCL WATER DIRECTLY eNTO SEWER LINES, AVOXONG STORM DRAIMS  AND FOLLOW AND RELATED LOCAL
REGULATIONS
+  CONDUCT ROUTING INSPECTIONS OF PODL EOUSMENT AMD WATER FEATUREL 10 IDENTEY AND ADDRESS ANY ISSUES
PROMPTLY AND REGULAALY CLEAN THE POOL POOL DECK. AND SURROUNTING AREAS YO PRIVENT DISAIS, (EAVES, AND
OTHER POLLUTANTS FROM EHTERING THE WATER.
+  TRAN PERSDANLL AND POOL OPIRATORS ON THE SAFE HANDUMG, STORAGL AND DOSNG OF #O0L CHEMICALS
FORLOW MARUFACTURER GUICELINES ANT SARETY PROTOCOLS 10 PREVENT 5PILLS QR ACOIDINTS.
» PREVENT RAWATER FROM FLOWING INTO THE POOK DR WATER FEATURE BY USING COVERS OR DIVERTING RUNGHF
AWAY FROM THE AREA RAINWATER CAN CARRY POLLUTANTS BHTE) THE WATLR, AFFECFING WATER OUALITY.
o CONDUCT ROUTINE NSPECTIONS OF POOL ECUIPMINT ANDY WATER FEATURES TO IDENTRY AND ADDRESS ANY ISSUES
PROMPTLY
(G4 roopsmwices

& REGULARLY CLEAN AND MAINTAIN GREASE TRAPS TO PREVENT THE DISCMARGE OF FATS C0i AND GREASE INTO THE
SEWER SYSTEM, WHITH CAN CAUSE BLGCKAGES AND ENVIIONMENTAL ISSUES,

¢ DISPOSE OF COLLECTED GREASE IN COMPUANCE WiTH LOCAL REGULATIONS AVOD POURING GREARE DOWN DRANI OR
INTO STORMWATER SYSTEMS.

= PROPERLY 3TORE AND HANDLE CHEWKALS CLEANING AGEHTS, AND DETERGENTS TO PREVENT SPULS

s ADOPT PEST MANAGEMENT STRATEGIES TO PREVINI AND CONIRQL PESTS IN FOOD SERVICE AREAS. PRIOAITIZE
NON-CHEMICAL METHODS AND APRLY PESTICOE USE WHEN NTCESSARY

e CONDUCT ROUTINE iNSPECTIONNS AND AUCHTS 1O ENSURE COMPLIANCE, IDENTIEY AREAS FOR MPROVEMENT. AND

RD21-00002

MANTAN DETALED RECORDS OF WALTE NANAGEMENT, RECYCLING EFFORTS. GREASE TRAP MANTENANCE AND DTHER
EMP AP EMENTATION ACTIVITIES
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BULLDING wALL—""" ]

: 6" MIN &
| o SIDEVALK SEAGAZE STREET
LE*XAE" SPLASH PAD u TYPICAL SECTION
AASHEO 92 OR 3 STONE —, 5 7 e
PLANTNGS -, | 4 7
NEVADA TC_PEF. 5 ©
STREET ~ FLAN™-["1 - 3 M f‘% 3 -
ELDW: g T HARDWOOD MULEH -
- PR P W s i
i o i P SUBGRADE N
X nn%l‘zxxsz 4lal:l)( l"_ SIDEWALK UNIERDRAIN PER SERSD
18" AMENEDED S0IL WITH GRATE HO. D-27 VITH 23" PVL PIPES

MIN. FILTRATION

RATE 5 IN/HR —
30 ML IMPERMEABLE LINERE-
3" MIN PEA GRAVEL s
ABOVE 4% PVC——" SRR
4" PVC PERFORATED PIPE — UISIBIBSGTEDB:::D

7°=3/4" CRUSHED GRAVEL —
STORAGE LAYER

i

BIOFILTRATION BASIN SECTION (BMP-3)
NEVADA STREET (DMA—3)
NO SCALE

*30 MIL UNER NOTE: 30-MIL IMPERMEABLE LINER FOR BIQRETENTION CONFORM TO
THE FOLLOWING SPECFICATIONS: SPECIFIC GRAVITY (ASTM D792): 1.2 (G/CC. MIN);
TENSILE {(ASTM DB82): 73 (LBAN—WDTH, MIN}, ELONGATION AT BREAK (ASTM
P8B2): 380 (X, MIN); MODULUS (ASTM D862): 30 (LB/IN-WIDTH, MIN.); AND TEAR
STRENGTH (ASTM DI004): 8 (LB/IN, MIN); SEAM SHEAR STRENGTH (ASTM D382)
58.4 (LB/IN, MIN); SEAM PEEL STRENGTH (ASTM DB82) 15 (LB/IN, IN).
SEE COLORADO LIMING INTERNATIONAL PVC 30
H OR APPROVED EQUAL.

1272127 BROOKS B0X WTH GRATE

—~ THICKENED SIDEWALK EDGE
TREATMENT

30 ML IMPERMEABLE LINCR™

3 PVC OUTLET PIPE
NEVADA STREET

TYPICAL FPARKWAY LANDSCAPING SECTION

" FIPE &
JUHCTION BOX PER
PLUMBING PLANS

RD21-00002

A

4

CONMECT DUTLET P]PES—/
FROM BIOFILTRATION
BaSINS TO CURB DUTLET

8 PIPE &
AMCTIDN BOX PER
PLLMEBING PLANS

l=— R/W
v/ —
W=
N o T age— A
1
I '3 N
i [
S VUV IS S Lo 4] ]
=
_ o
CURB OUTLET toe r
PAVEMENT
i e -254_
:?_ ~ MANHOLE EDGE OF —
N ‘ i 4 suc:;m SRRLa T eaverent 'II

f
CONRECT DUTLET PIPES -
FROM BIDFILTRATION

BASING TD QURE MUTLEY

CURB OUTLET
SECTION A-A

NO SCALE

Ry

PLANTINGS
3" SHREDDED

HARDWOOO MULCH

;:;m' saa;us-l % M. FILTRATION ‘Df_g)oﬁuu
AASHIO §2 RATE 5 N g
OR §3 STONE = b
/ POOL DECK
2 ﬂ
| 3" win PEA GRAMEL E
ABOVE 4 PVC

PG
PERFORATED PIPE
7"~3/4" CRUSHED GRAVEL
30 WL IMPERMEABLE LINER™ STORAGE LAYER

BIOFILTRATION BASIN SECTION (BMP—1 & BMP-2)
R0 nmuomss;ﬂ: & DWA=2,

g| &

=30 WIL UNER NOTE: 30—MiL IMPERMEABLE LIMER FOR ENORETENTION CONFORM TO THE
FOLLOWNG SPECFICATIONS: SPECIAC GRAMTY (ASTM D782): 1.2 (G/CC, MW} TENSILE
(ASTM DBAZY 73 (LBAM=WDTH, MIN); ELONGATION AT BREAK (ASTW D882): 380 (X, MIN):
MODIRUS (ASTM DBB2): 30 (LB/M—WDTH, MIN.Y: AND TEAR STRENGTH (ASTM DIOC4): 8
{LBAN, MIN), SEAM SHEAR STRENGTH {ASTW [EB2) 58.4 (LBAN, WIN), SEAM PEEL STRENGTH
(égw ug:z) 15 (LBAN, ).

)
COLORADO LINING INTERNATIONAL PVC 30
1. g ", A P OR APPROVED EQUAL.

NO SCALE
3* STORM DRAIN —o
CURD LINE cuss cosaiE FROM BMP-3
30 n— 5' MIN. APNG RV
PLASTIC UNER | % WALK Yo ¢ BARREA ER
SORSD L-06 - rl
“srém FLO';S'—- /] i || Ty Eg' }
THROU! 1 1 = ...1.'- [ﬁ' e
CLEANOUT : ~J1- E . =) %
A A ; I I
| } 34 1 i
] tle i ; L1 A
g‘i’ - af = s BIoE B! ]
£ i ] i1 o s stoed |2y (1]
] l——FROPOSED 3 } : m‘:l:f;m L A1
A BUILDING e I
287.26 TC e d F 3 )
' TR !
+BE.76 FL E ] j ] r/.;
et — - (288.5¢ F5) — : Ni [
J ‘ UNER PENETRATION PER DESCI Sahsoe L) -t z
ST PLAN PLANS, SILAR 1D DETAL & O O A
SCH 40 PYC PIPE IRRIGATION X
Ervellie £xist. 3 SIDEWALK L—" ELAN e o)
. i PER
UMDERDRAIN PER DWG. R el PLANS | - LINER PENETRATION
N RI6-00018 PER DESIGN
SMILAR 10 DETAIL
A ON G5=5.12
S IR
~COMPACTED M
':'-E”'OUT—\ AGGREGATE. _Ad
= il 3" SHREDDED EXIST. ¥ SIBEWALK -
+87.28 1C = " vspwon o /] UNDERIRAIN PER DVG. ™,
85,76 FL EXPANSION JONT PER MO RIG-DOCIS O, — 12" » 9'L = 12D SPLASH PAD
ROADWAY - i L-03, TVP. AL SDES/___ms“ [\ NON-COMPACTED 0. 2 COARSE
Al - 018 0L BUTL DING 6% WIDE BY 3" WM ——_ \ AGCRECATE. PANSION S0
SECTION PER = //F BOTH wAvS AR gl \ | — ¥ SRE00ED b oo, T !
e €85, 1
ey, ewams  }\ | (EESe [EET
: - £p
a0 . f SIDEWALK EOST: COBBLE j'( \, .‘%.n_ I | E [ oo ne PROPOSED
g b /] LARDSCAPING = {: _ 3 | BOTH WAYS BUILDING
e SHOOTH E B ;;-_'il'__ P o : qe‘:#_&
DOWELS @ 187 0.C, ot -y A
GCASEDT‘SN A‘}.NLESIDD‘E% PLASTIC UNER* i e T TET O] et e 30 ML X :fgslsfg
- aoén ooursg.‘ Pt Th i PLASTIE o
- DOWELS © 18° 0.C, 4 O 187 4.0, UNER® 1
SDRSD L-06, TYP, . ;/’ CREASED ON ONE END, :
5% COMPACTION b=
o PERFORATED e S e e z ]
SCH 40 PYC FPE ©1% s - AME, TV gt Lol 2+ PERFIRATED coET 3 SOLID
SECTIoN A FRAUE, TYP. SCH 40 PVE PIPE PIPE 10 3 STORM

TW-1: N. NEVADA ST, TREE WELL

9 STA 149500
HOT I0 SCALE

PEBIGH NOTES.

1. CONCRETE SHALL BE 520-C-2500 UHLESS OTHERWSE SPECIFIED.

2. TREE GRATE PER SDRSD L-04

3. SEE SDRSD DWS L-01 THROUGH L—06 FOR LANDSCAPING DETARLS HOT SPECIFIED HEREN.

=30 MIL LINER NOTE: 30-MIL JMPERMCABLE LINER FOR BIORETENTION LONFORM TO THE
FOLLOWING SPECIFICATIONS: SPECIFIC GRAVITY (ASTH D792k 12 (G/CC, MIN3; TENSILE (ASTM
DBB2Y 73 (LB/IN-WIDTH, HINY; ELDNGATION AT BREAK (ASTM DSB2» 380 X, MIN}; MODULUS
(ASTH DBBE» 30 QLB/IN-WIDTH, MIN3; AND TEAR STRENGTH (ASTH DI004» 8 (LB/IN. MINY
Sl:nk;ll S!?AR STRENGTH (ASTH DS82) 584 (LB/IN, MINY SEAM PEEL STRENGTH (ASTK D682) i5
SLB/IN, M2
SEE COLDRADD LINING INTERNATIONAL PVC 30

OR APPROVED EQUAL

37 GRAVEL LAYER

= STRUCTURAL S04

SECTION A-A

DRAIN FROM BMP-3.
8357 IE

TW-2: SEAGAZE DRIVE TREE WELL

9 5Ta 3+ 39.60
NOT 7O SCALE

1. CONCRETE SHALL BE 520-(-2500 UNLESS OTHERWISE SPECIFIED
2. TRCE GRATE PER SDRSD L-04
3. SEC SORSD DWG L=01 THROUGH L-06 FOR LANDSCAPING DETALS NOT SPEQIRIED HEREM.

DATE OF PREPARATION:

REVISIONS

DESCRIPRION

DATE
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CARLSHAD, CA. 92008-4387
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— — - AT CONSTRUCTION PHASE e —_— — — — - 4+
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L —— WATER METER VAULT - PERMEABLE PAVERS TYP — TREE WELL f BIOFILTRATION BASIN PER
/I/ PER CIVIL FLANS f |  REERTOCVML [/ CLPLANG
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E, | |= i - TO BE REMOVED
I T A - TREELELL
{1 -A' )
SEe,
B . LEDGE PLANTING TTPICAL
w o gl - SECOND AND THIRD) STORT
5 o FLOOR - REFER 10
) - ARCHTECTURAL PLANS
; - g FOR LOCATION,
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SO e COBBLE WNDERSTORT TTP
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. i 1 A S siDEWALK
= = Tes % -._ -.
- 9] N
ﬁ 1 i \“’* 1
e
- L T Baq |
2 [l A 1 A
[ | R | I Ts i
I ; n Sfoas —y EXISTING GREEN
ARCHTECTURAL . ﬁ-j.'ﬁ o ! 2 - s PALMS 10 REMAN
PLANS TYP. - = :5‘ IREANEEENEEL | . i
|* o s EEREENNNNEE .
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a |] f [ |
L BIOFLTRATION BASIN PER /A" RAISED PLANTERS on | SECOND AND THIRD StoRY
Clil. PLANG ON THIRD TL-1/ PRIVATE BALCONY :L&récmmﬁ r:L e
THRD FLOOR LEVEL
i 03 L FOR LOCATION,

CONCEPTUAL LANDSCAPE PLANS3RD

STO

&r

PLANT SCHEDULE

BOTANIC AL NAME

CHAMAEDOREA PLIMOSA BABY GUEEN
RHAPIS EXCELSA

LAURYS NOBIL'S

PINUS TORRETANA
LYONOTHAMNIS P ASPLENIFOLILS

BOTANICAL NAME
AGLANE DESMETTIARA VARIEGATA
ASAVE ATTENUATA VARIESATA

BOUGANYILLEA X RASPBERRY CE
BOJGAINVILLEA x ROSENKA
MANDE AILLA X VELVET RED

CHONKDROPETALM TECTORUM
AMCUS PATENS ELL BLUE

DIANELLA TASMANICA VAREGATA
LRIOPE MISCART SILVERY SUNEROOF

EQUISETUM HYEMALE
ASPARAGS DENSIFLORUS MTERS

LETMUS CONDENSATUS CARNYON PRINGE
HEGFERALCE PARVIFLORA

LOMARDRA |LONSIFOLIA BREEZE"
DIETES VARIESATA

LOMANDRA LONGIFOLIA EREEZIE
SENNISETLM SETACEM FIRENORKS'

SANSEVIER| A TRIFASCIATA
ALPIN'A ZERMEET "FARIZSATA

TANIG &L KAME
LANTANA X NEW GOLD"
SENECIO MANDRALISCAE
CAREX PANSA
DYMOND A MARGARETAE

,%@a@@@o%@ﬁ

PELARSONM PELTATA
TRALCHELOSPERMM JASMNGIDES

WING A MINOR CILLUMINATION'
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NOTE:

5|TE RARNISHNGS ARE SHOUN FOR REFERENCE ONLY AND ARE USED TO ILLUSTRATE GRAPHIC AND
PEDESTRIAN S5CALE A6 UELL AS SPATIAL GRIALITIES OF THE PLAN AND DESIGN. FINAL TYFE, QUANTITY
AND LATOUT TG BE DETERMINED BY CUNER AT CONSTRUCTION PHASE.

DECORATIVE POTS FROM GROUND LEVEL 70 THIRD FLOOR TO BE SELF WATERING { TOURNESOL
SITEWORK, C4M CONTAINER IRRIGATION INSERT. OR BE FROVIDED WITH A DRIP IRRIGATICN
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NOTE: (1507 B8 1920
{8 RAISED PLANTERS CN PLANTING FLOOR LEVELS 4-B SHALL CONS'ST OF ARTIFICIAL PLANTING. ARTIRCIAL PLANTING TO UGHTH S LSRN TR
\L-2/ PRIVATE BALCONY BE OUTDOOR v RATED. PROPER DRANAGE SHALL BE INSTALLED N PLANT CONTANERS PER
MANFACTURE SPECFICATIONS,
' o SITE FURNISHINGS ARE SHOUN FOR REFERENCE ONLY AND ARE USED TO ILLUSTRATE GRAPHIC
4 AND PEDESTRIAN SCALE AS WELL AS SPATIAL GRIALTIES OF THE PLAN AND DESIGN. FINAL TTFE
"T GUANTITY AND LATOUT 7O BE DETERMINED BY OUNER AT CONSTRUCTION PHASE.
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CONCEPTUAL LANDSCAPE PLAN4-8 FLOORLEVEL i

ExI8ThG CONDITIONS, ACCESS ROADS EASEFENTS AND UTILITIES-
REFER 10 CIvIL GRADNG FLAN FOR LOCATION AND TYFED OF EXISTING AND FROPOSED UTILITIES, DEDICATIONS, EASEMENTE AND PROPERTY LINES AND ACCESS ROADS. REFER TO CIVIL PLANS FOR LOCATION OF DRANAGE STSTEM, UNDERGROUND STORAGE OR TREATMENT STRUCTURES,
BROU DITCHES (FF ANY), RETANNG WALLS, NFORMATION ABOUT WATER QUALITY TREATMENT, STREET AND BHP SECTIONS AND LIMITS OF WORK. CONCEPTUAL LANDSCAFE IS BASED ON ELECTRONIC BASE INFORMATION PROVIDED BY ClviL ENGNEER SEE ADDITIONAL NOTES, SHEET L-3. '
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PROPOSED TREE CAKOPY CALCULATION 712 SEAGAZE DRIVE
— D ——
CAROEY DIA. [FT} | CANOPY (SF) | QUANTITY _{EXTENSION (SF.)
Project Tree Proposed B 50 H 3504
[BMP Planters IRDFLOOR)
s ¥ ) 2
4] b4 450 3 14
FIR & 4w 2 %
»x ¥ 420 1 290}
d Tree Canopy Area 4270
[Canopy Area Percentage of Project Site Area .36 ac | £ 15,589 5F i |
Total Credited to Permeable Surface Area -400.00)
Total Square Footage of Proposed Tree Canopy Ared 3870
Proposed Canopy Area Percentage of Project Site Area [ 362c ) @ 15,584 SF 2%

§ NOTE: INFORMATION ON MATURE DIMENSIONS OF TREE SPECIES WAS COLLECTED FROM
WFE| SELECT TREE WER SITE FROM CALIFORNIA POLYTECHNIC STATE INIVERSITY.

hitpe:/selectrescalpolyechi/

[ PERMEASLE SURFACE AREA SUMMARY

DESCRIPTION LANDSCAPE AREA (SF}

RIGHT.OF - WAY Planting N. Nevada (=]

RIGHT-OF-WAY Planting Seagaze Dr. 258

BMP Raised Planters on 3xd Mloor of Building a3

Ledger Planters slong Building Perimeier isk,2nd & ird Floor 788

Total Credited From Tree Canopy Area 400

TOTAL PROJECT PERMEABLE AREA 253

PROJECT SITE AREA [.36a.c] 815585 F 15,589

PERMEABLE SURFACE AREA ]

Project Ske Arca Misimura Tree Minimum Permenble

Canopy Ares Surface Aren
| mcre of more 12% 22%

—— = =
l_tfaccio] agre T £

Leas than 113 acre ™% 0%

NOTE: IN THE EVENT A PROJECT SITE CANNOT FEASIBLY ACCOMMODATE THE MINMUM

PERMEABLE SURFACE AREA REGUIRED, ADDITIONAL TREE CANOPT. IN EXCESS OF
THE MINMUM REQUIREMENT CAN BE CREDTED TO MEET THE MINTWUM PERMEABLE

SURFACE AREA REGNIREMENT.

SEE ARCHITECTURAL PLAN
SET FOR INFORMATION CH
TRASH ENCLOSURE, BN SIIES
AND LATOUT. ALL DUMPSTER
ENCLOSURES SHALL CONFORM
TO OCEANSIDE AND WASTE

HMANAGEMENT STANDARDS.

2 INTERIOR DUMPSTER ENCLOSURES- SHOWN FOR REFERENCE FROM ARCHITECTURAL PLAN

LOCATED ON THE FIRST FLOCR

THE LANDSCAPE EMBRACES THE ECONOMIC, CULTURAL AND AGE DIVERSITY OF THE PROSPECTIVE RESIDENTS OF THE SITE AND AfMS TO PROVIDE CURB APPEAL FOR BOTH THE PROJECT AND THE NEIGHBORHOOD. THE
ARCHITECTURE FEATURES MODERN LINES WATH CLEAN GEOMETRIC FEATURES, PATIO RAILS AND A COLOR PALETTE IN SUPPORT CF A MODERN ARCHITECTURAL STTLE. THERE ARE OCEAN vIEUS FROM SOME PATIO ARES. THE
GEOMETRIC LINEAR PATTERNS OF PLANT MATERIAL AND COBBLE ON THE GROUND PLANE PROVIDE OPPORTUNITY FOR THE BULDING TO BECOME MORE VISUALLY AFFEALNG.

THE CONCEPTUAL LANDSCAPE DESIGN FOR THE PROJECT EMBRACES LOW RMPACT DEVELORMENT LANDSCAFPE BMP FEATURES THAT DOUBLE AS AMENITIES SUCH 4% BMF'E AND RAISED BMP PLANTERS ON THIRD: LEVEL
FLOOR THAT ARE LARGE ENOUGH FOR SMALL TREES AND SHRIBS. PLEASE REFER TO THE CIVIL ENGINEERING PLANS FOR INFORMATION ABOUT THE BMP FPLANTER BOXES.

BMP STORMUATER TREATMENT PLANTERS CAPTURE AND TREAT RAMUATER FROM THE ROCF GUTTER STSTEM BEFORE FUTTING IT INTO THE STORMDRAN STSTEH, THE LINEAR PLANTERS ON THE THIRD FLOOR NEAR THE POOL
ARES WLL BE FINIBHED ACCORDING 70 THE ARCHITECTURAL PALETTE. THESE PLANTERS DOUBLE A5 A DESIGN ELEMENT AND WILL FEATURE FLANTING THAT 1% TREES AND VERTICAL ACCENT SHRIBS THAT ARE HARDY TO THE
BMP CONDITIONS, THE BIP PLANTERS WILL ENHANCE THE ARCHITECTURE AND WILL VISUALLY ANCHOR THE BUILDING IN A RHTTHMIC FASHION KATH A SIMPLE PLANT PALETTE, WITH CONTRASTING FORIM, COLOR AND TEXTURE
THAT PROVIDES VISUAL LNITY FOR THE DEVELOFMENT. THE BULDING 1% MODERN LITH CLEAN LINES WITH VISUALLY 4PPEALING PLANTERS ON PRIVATE BALCONY. UHICH SERVE A5 WO SERVICES, SCREEN SEPARATION
BETUEEN PATIO AREAS AND EMHANCE VISUAL APPEAL FOR RESIDENCE AND PASSING NDIVIDUALS FROM THE STREET. THE PARKIWAY LANDSCAPE PROVIDES A ATTRACTIVE PLANTING THAT 18 SIMPLE MASSING OF CONTRASTING
FORMS AND TEXTURES IN SUPPORT OF THE ARCHITECTURE TO ALLOW THE BUILDNG FEATURES TO TAKE PRECEDENCE

THE DUMPSTER ENCLOSURE 1$ INTERIOR 7O THE BUILDING AT THE FIRST FLOOR LEVEL PLEASE REFER TO DETAIL THIS SHEET AND ARCHITECTURAL BUILDING PLAN SET FOR MORE INFORMATION.

TREES ARE AN MPORTANT PART OF THE LANDSCAFE FOR THE PROJECT. LOCATIONS HAVE BEEN CARERLLY SELECTED TO PROVIDE ACCENT AND SELECTIVE SCREENNG AND SCALE TO THE BULDING. ALL TREES HAVE
BEEN SELECTED FOR THEIR INNDATION TOLERANCES AND TREATMENT QUALIFCATIONS AND ALL PROJECT TREES SHALL RESPECT CITY-REQUIRED ROOT BARRIER RECUIREMENTS AND CLEARANCES FOR FIRE APPARATUS,
UTILITIES AND £ ASEMENTS.

ALL PLANTINGS WILL BE GROUFED BY HYDROZONES 50 THAT THET MAY BE IRRIGATED EFFICIENTLY AND IN ACCORDANCE UITH THE CITT'S WATER CONSERVATION ORDINANCE. THE LANDSCAPE 15 DESIGNED WTH LOW
MAINTENANCE IN MIND, UATH NO SHEARING REQUIRED AND ONLY HAND PRINNG 10 SHAPE AND REMOVE DEAD FLOUERS AND CONTROL VIELS AND SCREENING.

SUMMARY OF PROJECT DESIGN HIGHL IGHTS:

PLANTS INTH HIGHER WATER REGUIREMENTS ARE SELECTIVELY PLACED IN HIGHLY VISIBLE AREAS AND THE RAISEC BIMP PLANTERS.

+  THE TREE PALETTE NCLUDES TREES SELECTED FOR THEIR SIZE, FORM AND ORMAMENTAL QUALITIES RELATIVE 7O THE CONTEMPORARY ARCHTECTURE.

v COBBLE SHALL TIE IN FROM EXISTING PECESTRIAN CURS RAMP ON SEAGATE DRIVE,

+  TREES, GHRES AND VERTICAL ACCENT PLANTS LILL CONSIDER ACCENT, SCREENING AND SHADING (UALITIES (MICROCLIMATE MODIFCATION).

+  TREE LOCATIONS SHALL OBSERVE ALL CLEARANCES TO UTILITIES AND EASEMENTS, AND ROOT BARRIERS SHALL BE EMPLOTED TO PROTECT HARDSCAPE AND UTLITIES FER OCEANSIDE STANDARDS.
D STORMUATER BMP PLANTER ARE HIGHLY ORNAMENTAL IN SPECIES COMPOSITION AND WILL BE IN CONFORMANCE WiTH THE ENGINEER'S FLANS AND TREATHENT EXPECTATIONS.

+  SPECIES WL BE PLACED ACCORDING TO SOLAR EXPOSURE WINGOWU LOCATIONS AND PLANTER SIZE AND LOCATION

GENERAL NOTES:
THIS CONCERTUAL LANDSCAPE PLAN DIAGRAMMATICALLY SHOWS PLACEMENT OF PROPOSED PROJECT LANDSCAPNG. CONSTRUCTION LANDSCAPE PLANS SHOW PLACEMENT OF TREES, SHRIBS AND GROMNG COVERS
FINAL LANDSCAPE PLANS SHALL ACCURATELY SHOW PLACEMENT OF TREES, SHRUBS AND GROUNDCOVERS AND REQUIRED ROOTBARRIERS FOR IREES.
THE LANDGSCAPE ARCHITECT 15 AUARE OF ALL UTILITY SELER AND STORM DRAN EASEMENTS AND THE CITY OF OCELNSIDE POLICT WHICH PROHIBITS TREES AND STRUCTURES N WTILITY EASEMENTS. TREE LOCATIONS
SHALL BE PLACED ACCORDINGLY TO MEET THE CITY OF CCEANSIDE REQUIREMENTS.
ALL PERTINENT USILITY EASEMENTS ARE PER THE CivIL ENGINEERING PLAN AND BASE SHEET INFORMATION. LANDSCAPE CONSTRUCTION FLANS BHALL SHOW ALL EASEMENTS THAT MAT AFFECT FINAL PLACEMENT OF
PROJECT TREES AND SHRUBS, BASED ON THE EASEMENT AND UTILITY INFORMATION RECEIVED FROM THE PROJECT ENGINEER.
EXISTING CONDITKNS, EASEMENTS. WaLLD FENCED [BRADE ENCA COURED:
REFER 10 CIVIL ENGINEERING PLAN FOR LOCATION AND TYPES OF EXISTING AND PROPOSED WALLS, UTHLTES, EASEMENTS AND FROPERTY LINES.

ALL PLANTING FOTS SHALL BE SELE-WATERING OR BE PROVIDED WITH A DRIP IRRIGATION, A SEPARATE IRRIGATION METER WITH AUTOMATIC IRRIGATION SHALL BE NSTALLED A5 REQUIRED TO PROVIDE
COVERAGE FOR PLANTING AREAS SHOUN ON THE CONCEPTUAL PLAN. AUTOMATIC IRRIGATION STSTEM SHALL BE INSTALLED AS REQUIRED TO PROVIDE COVERAGE FOR FLANTING AREAS SHOUN ON THE PLAN. LOW vOLUME
[RRIGATION EQUIFMENT SHALL PROVIDE SUFICTENT WATER FOR PLANT GROUTH WATH A MINIMUM WATER LOSS CXE TO WATER RUN-OFF. IRRIGATION STSTEMS SHALL USE HiGH QEALITT, AUTOMATIC CONTROL VALVES, TMERS AND
OTHER NECESSARY EQUIPMENT FOR FROFER COVERAGE. CONTROLLER SHALL BE 'SMART' CONTROLLER. ALL COMPONENTS SHALL BE OF NON-CORROSIVE MATERIAL AND ANY DRIP 5TSTEMS SHALL BE ADEGUATELY FILTERED
AND REGULATED PER THE MANJFACTURER GUIDELINES. CLASS 315 PRESSURE OR SCHEDULE 42 MAINLINE SHALL BE BURIED TO A MINIMUM DEPTH OF 1B, PVC LATERAL LINES SHALL BE BURIED 12" MINIMUM BELOW FINISH
GRADE, ALL MAMLINE SHALYL BE INSTALLED PER MANFACTURER GUIDELNES, SPECIFICATIONS, AND ADHERE T0 CODES AND GAIDELINES. ALL LANDSCARE 4ND IRRIGATION IMPROVEMENTS SHALL BE INSTALLED FER THE
PROVISIONS OF THE CITY OF OCEANSIDE WATER CONSERVATION ORDINANCE SECTION 3018, THE CITY OF OCEANSIDE LANDSCAFPE DESKGN GUDELINES AND SHALL BE CONSISTENT INTH CURRENT STORMUATER BHP'S,

ELANTING NOTES:

THE SELECTION OF PLANT MATERIAL 15 BASED ON CULTURAL, AESTHETIC, ENVIRONMENTAL SENSITIVITY WATER CONSERVATION AND MAINTENANCE CONSIDERATIONS. ALL B1LANTING AREAS SHALL BE PREPARED WTH
APPROPRIATE SOIL AMENDMENTS, EERTILIZERS AND APPROPRIATE SUPPLEMENTS BASED UPON AN AGRICULTURAL BOILS ANALTYSIS REPORT FROM SOIL SAMPLE TAKEN FROM THE SITE. GROUND COVERS OR BARX, MULCH
SHALL FILL IN BETGEEN THE SHRUBS TO PROTECT THE SOIL FROM EXCESSIVE SOLAR EXPOSURE. EVAPOTRANSPIRATION AND SURFACE WATER RUNCHF, ALL PLANTING AREAS SHALL BE MILCHED TC A DEPTH oF 3" TO
HELF CONSERVE WATER, LOWER THE S0IL TEMPERATURE AND REDUCE WEED GROWTH. SHRUBS SHALL BE ALLOUED 7O GROW INTO THEIR NATURAL FORIMS WATHOUT SHEARING ALY LANDSCAPE IMPROVEMENTS SHALL
CONFORM TO THE CURRENT CITY OF OCEANSIDE GUIDELINES AS WELL A5 ALL STREET TREES AND OTHER TREES SHALL SPATIAL REQUIREMENTS AND CLEARANCES.

ENERAL MANTENANCE AND COPIPL AN #0459 URENAN FORCOIIT ICCHA

THE PROFETY R ASSOCIATION SHALL MAINTAN COMMON LANDSCAPE AREAS, PROPOSED BMPS, PUBLIC UTILITY EASEMENTS AND RIGHT OF WAYT PLANTNG. THE PROJECT SHALL COMPLY WITH CODE 3049
UREAN FORESTRY PROGRAM AND PROVIDE INFORMATION AND COMPLIANGE REGARDING REGULAR, SEASONAL AND EMERGENCT MAINTENANCE TRASH ABATEMENT IRRIGATION, TREE/PLANT CARE, TREE REPLACEMENT,
NSECT AND DISEASE INFESTATION PREVENTION, INTEGRATED PEST MANAGEMENT AND APPROPRIATE RESPONSE PROCESSES. FAILURE TO COMPLY WATH MANTENANCE IN A CONSISTENT MANKER UITH THE APPROVED
[LTEMP) LANDSCAPE TREE CANOPT MANAGEMENT PLAN SHALL SUBJECT THE PROJECT TO CODE ENFORCEMENT ACTION. SEE ADDITIONAL NOTES FOR FIRE CODE COMPLIANCE.

PROECT SPECHIC MANTENANCE NOTES:
ALL REQUIRED LANDSCAFE AREAS ON-5ITE AND WTHIN THE FAUBLIC RIGHT-OF-WAY ALONG SEAGATE DRIVE AND N NEVADA STREET SHALL BE MAINTARED BY THE OUNER AND SHALL BE INCLUDED IN THE CC(Rs FOR THE
FPROJECT. LANDSCAPE AREAS SHALL BE MAINTANED PER THE CITY OF OCEANSIDE RECUIREMENTS.

[ER MANAGEIMENT PLAN (UMY
\

FIARG T DICAT
LANDSCAPING SHALL COMPLY UATH THE APPROVED STORMUATER MANAGEMENT PLAN AND MAINTENANCE SPECFICATIONS AT CONSTRUCTION DRAINGS, UTH ALL PLANTING SHOUN

Rt THA e 4 A MALC

' FROM TRANSFORMERS, CABLE AND FULL BOXES

& FROM MAILBOXES

5' FROM FIRE HTDRANTS, ALL SIDES

0" FROM CENTERLINE OF ALL UTILITY LINES (/0 EASEMENT) SEUER, WATER, STORM DRAINS, DBL. CHECK DETECTORS, AIR RELIEF vALVES AND GAS LINES
12" FROM EASEMENT BOUNDARIES (SEUER, WATER, STORM DRAINS, ACCESS OR OTHER UTILITIES:

I FROM DRIVEWATS (LNLESS LINE OF SIGHT DETERMINED BT TRAFFIC DIVISION 1S OTHERUASE

12" FROM DIRECTIONAL SKGNS

B FROM STREETLIGHTS, OTHER UTILITY POLES, AD DETERMINED BY SPECFICATIONS

STREET TREES SHALL BE PLANTED 2' OUTSIDE RIGHT-OF-WAT [F 1T DOES NOT PROVIDE SPACE, SUBJECT 7O THE CITY ENGINEER'S APPROVAL
LINE OF SIGHT AT ARTERIALS, COLLECTOR AND LOCAL STREETS SHALL BE REVIEWED AND DETERMNGD BY TRAFIC ENGINEER 4 MIN. OF 25' FROM STREET
INTERSECTION SHOULD BE PROIVIDED OR 45 OTHERUISE APPROVED BY THE TRAFFIC ENGINEER.

K. 15 STREETLIGHT AND STOP SIGN OR CLEARANCE AS DETERMINED BY SPECFICATIONS

L. AL CLEARANCES FOR FIRE VEHICLES S$HALL BE MET AT CONSTRUCTION DIUGS.

A
B
[
D

=TTrmmm

THE LANDSCAPE MMPROVEMENT PLAN SET AND NSTALLATION ARE REQUIRED TO MPLEMENT APPROVED FIRE DEPARTMENT REGILATIONS. CODES AND STANDARDS AT THE TIME OF PROJECT APPROVAL
2. TREES FOR THE PROJECT SHALL HAVE & MNMM VERTICAL CLEARANCE OF 13'-6 FROM TOP OF FIRE ACCESS ROADUWAT TO LOUEST BRANCHES OF TREE AT MATURITY AND HAVE 4 MINIMUM OF 28" WDTH
CLEARANGE [N FIRE ACCESS ROADUWATYS EXCEPT AS ACCEPTED BY THE OCEANSIDE FIRE DEPARTMENT,

ALL FDC LOCATIONS SHALL BE SHOUN ON PLANS FOR REFERENCE, AND SHALL BE INSTALLED FROM ClviL MPROVEMENT FLANS.

A CLEAR PATH T0 THE FIRE ECUIFMENT SHALL BE MANTAINED WTH A MINMUM CLEARANCE OF 3 FROM ALL VEGETATION.

g™

SITE RIRNISHINGS:

SITE FURNISHINGS ARE SHOUN FOR REFERENCE ONLY AND ARE USED 7O ILLUSTRATE GRAPHIC AND
PEDESTRIAN SCALE AS WELL AS SPATIAL QUALITIES OF THE PLAN AND DESIGN. FNAL TYPE. GUANTTY
AND LAYOUT 70 BE DETERMINED BY OUNER AT CONSTRUCTION PHASE.
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PRIME

DESIGN
RAES ]
MAKKATTAN K§ ££302
s 104 4048
AR VE NE PAOPERTY
PROJECT NARRATIVE : = W6 corres O i MENECH
—_— = : MO Sk MOT B USEDFOR MY
PLANNING. THE PROJECT I5 A PROPOSED MDED USE DEVELOPMENT COMPRISED OF 6 STORIES OF RESHIENTLAL APARTMENTS OVER 5 STORIES OF STRUCTURED PARKING AGRP A W ALY
SARAGES AND FIRST FLOOR COMMERCIAL SPACES AS THE PROJECT IS WATHIN CLOSE PRO:IMITY OF THE OCEANSIDE TRANSIT CENTER IT MEETS THE GOALS OF A TRARST : ;
ORIENTED DEVELOPMENT. .
CLENT:
BUILCING CODE: THE STRUCTURE IS COMPRISED OF A 6 STORY Fi-2 APARTMENT BULOING OF TYPE fi-A CONSTRUCTION. PLACED ON TOP OF A 2 STORY TYPE 1A MULTIPLE T e c

GCCUPANCY BUILDING WITH 3 SASEMENT LEVELS, THIS BUILDING USES AN NFPA 13 FIRE SYSTEM. THIS BUILDING CONSISTS OF -2, §-2 AND B USES. THIS PROJECT HAS

BEEN GRANTED AN ALTERNATIVE MEANS AND METHODS REQUEST FOR ALLOWABLE STORIES IN THE 2019 CALIFORNIA BUILONG CODE MAARMATIAN, K5 66503

ARCHITECT

. |
ZUTSCBCCH.SAREASUMMARY|  ARCKITECTURAL DESION STATEMENT WATER LETER VAAT PRUE DESIGH
DGR TREA XNVRESAR A
e — e | THIS CORNER MIXED-USE PROJECT ENGAGES DOWNTOWN WITH DYNAMIC LANDSCAPING AND GROUND FLOOR COMMERCIAL NEW TREE PLAKTED AT ALLEY ENTRANCE e m— MAGHATERY, KS 66500
Rt — e SPACE. STUDIO APARTMENT UNSTS AND MODERN AMENITIES WRAP & COURTYARD CAPTURING SUNLIGHT AND OCEAN BREEZES TES 706 4048
[T | umE | WHILE A FRESH EXTEFIOR MATERIAL PALETTE EMBRACES THE CONTEMPORARY DOWNTOWN CHARACTER. VEW 20 COUMERCIAL LOKDNG SPALE T
BASEMENT LEVEL 2 wen s
(b ) | ums ! PARKING - PROVIDED NUMBER OF STUDIOS IRCLUSIONARY UNITS 11.03.2023
H | [ ROOM MUMREN | TYPE AREA
h 1 FULL 621 | COMPACT | STREET | TOTAL' | Eourre: | by meseRven

i 2] 17 4 EIGHTH LEVEL
0
: s :% g;g ) DASTIG PARCHAY - SEE LAKDSCAPIVG PLAK
? ] STUDW_|_ 282 5F i
13 ] 2
BE 5% 18 1 1 STUON 1 5F
BUALDING € - TYPE B STU0 | 2%
[EBMUOVEL | BOES | | oot ot b skl o SREh PO BAGES AVt o 04 CONLDS St ST | 7975F
| HENENTS LEVEL 6568 §F | SRTAGE 0F YHE ST7T A5 B COGNALD FOWAMD THL 10TAL RULER CF # W00 5 a0 § RECLIED FON A
[STHIEEL | GBS ) by o i wive I CORNTONN 00 ARCA WeY LCOM: o sk SR | #1% \
e fme B I AT oo { o b\ 2
£ TH 6968 5F o -
T ——— T e R N 7
= == nmsE RECLIFEUIERTS 0F £V RLAZN EQURED SPACES. SO0} i 2 . L]
GAND TOTAL 152104 5F | St | seSF | v %
il ST -1 *
| LOWE R PARGYS LEVELS T4 1]
[ St | s
ST F S
PLANNING CODE AREA TYPE SUMMARY (GFA) oo | are
LEVEL? | LEVELD I.E'RIT VA § | LEVELG | LEVELT | LEVELE TOTAL 7 -
[E] M7 50 (10083 SF {10344 5F (00364 SF (WO SAESF 110044 5F N0 MIBSF | M35 STUDKY ATEE -~
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N
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PROJECT DATA ) e ey Lot oot
PL” : . —
VEHICLE PARKING o JATONAL STREET PARKPG PROPISLD =
DOWNTOWN SUBDISTRICT 2. (-2} - - ﬁgwmg{'gmv Y|
COMMERCIAL USES PERMITTED BY RIGHT 1.0 PARKNG SPACES PEA MARKET-RATE STUDID {164 STUDIOS} Ll
RESIDENTIAL USES PERMITTED WITH APPROVED MIXED-USE PLAN 0.5 PARKRG SPAGES PER INCLUSIONARY STUDIO UKIT 118 INCLUSIONARY UNITS) N =
PROJECT HAS AN ACCEPTED $6300 APPLICATION DATED AUGUST 25. 2023 1.0 PARKING SPACES PER 300 SF OF COMMERCIAL SPACE {5 SPACES) o
184 SPACES - 25% REDUCTION = 132 SPACES REQUIRED (SEE TRANSPORTATION o
COURY MEETING 12053 1§ + 64V -] -
SITE IS LESS THAN 0.5 MILES FROM OCEARSIDE TRANST CENTER. MIXED- EACH STOTY QTR 2) = 17 UK ] =
USE PROVECTS I THE 10D AREA REQURE A MOXED-LSE DEVELOPMENT OM-SITE PARKING DR 22 T = =
PLAN THAT WALL INCORPORATE DEVELOPMENT STANDARD MODIFCATIONS 142 STALLS ARE PROVIDED ON-SITE | 132 REQUIRED ot
22 RESERVED EV (15% OF PROVIDED | 11 ARE EV CHARGER EQUIPPED 150% OF RO o o
EV SPACES) Ols
PER ADDITIONAL REGULATION SECTION Nidh. BASE ZONING HEIGHT 55 INCLUDES § ACCESSIBLE STALLS {2 VAN, 2 STANDARD: 1 ANGLED STREET SPACE} i wl o<
PERMITTED-T0 BE 550 AND HEXGHT INCREASE T0 900 PERMITTED WiTH OF WHICH 1 5 EV EQUIPPED S R Tt Wi N ;
APPROVED MDED-USE DEVELOPMENT PLAN - 2 L
OEF-SITE STREET PARKING T i Qs e
APPROXIMATELY 89+~ FEET PROPOSED - EXCLUDES THE FALSE FRONT 7 HEW STALLS ARE PROPOSED ALONG SEAGAZE (SEE SITE PLAN) | 7 QQ*\ D' < 0
PARAPET ARCHITECTURAL ARTICULATION 1 COMMERCIAL LOADING SPACE ON NEVADA . - i % E
THE BUILDING WILL BE A MID-RISE STRUCTURE (LESS THAN 750 T0 TOTAL STALLS PROVIDED = 149 STALLS 2% e Wl
HIGHEST OCCUPLED FLOGR FROM THE LOWEST LEVEL OF ARE-DEPARTMENT TOTAL COMMERCIAL LOADING SPACES: | == 8
VEHICLE ACCESS). L
BIKE PARKING  NEEDS TO BE 5% OF PARKING SPACES REQD. P
PER 1232 D DISTRICT: ADDITIONAL DEVELOPMENT REGULATIONS, SECTION 45 VERTICAL BIKE RACKS = 46 BIE STALLS 00
L. ELIMIATION OF SETBACKS WILL BE INCLUDED IN MIXED-USE § BIKE LOCKERS -
DEVELOPMENT PLAN
A SIDEWALK BIKE RACKS SHEET-
TOTAL BIXE SPACES = 50 STALLS
PER THE PROVISIONS OF SECTION KK OF THE O DISTRICT ADDITIONAL ARCHITECTURAL SITE
DEVELGPMENT STANDARDS, PROJECTS WITH AN APPROVED MIXED-USE S04ID WASTE PLA
DEVELOPMENT PLAN HAVE NO MAXIMUM DENSITY BASED CN MARY PREVIGUS ML TEAMILY PROJECTS WE LISE A CALCULATION
OF .15 CUBIG YARDS PER UNIT PER WEEK AND USE A DALY TRASH SERVICE (6 "\ ARCHITECTURAL SIE PLAN
170 STUDIO APARTMENTS ARE PROPOSED THE PROJECT WILL UTILIZE THE PICK-UPS PER WEEK). THE ROOM IS LARGE ENOUGH FOR (4) FOUR-YARD YL
STATE DENSITY BONUS DUMPSTERS, ACLOWING AN INCREASE FROM 9 TO 16 CUBIC YARDS IF NEEOED T

ASO1

25% OF SITE AREA AT GRADE REQD Y0 BE LANDSCAPED. REDUCTION AND
MOMXFICATION REQUESTED TO PERMIT THE INSTALLATION OF LANDSGAPING
ABOVE GRADE SEE LANDSCAPE CONCEPT PLANS.
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2re used for ight and air in CBC 1205

[Iesus- Plsase by bul Trougily CRIcriDe B b NScing Fiview-ncius 0008 SOCUON
Ses attached leiter - seeking 1o sEminale the narow gap between bulidings above grade as
requeated thal is not required per the Fire Davelopment Manual or the 2019 California Firs Code

— - B

[ Proposed Solution and Justificstion:
The project is camphar with the 2018 CBC_ Parl of the issue was lack of clarify in the documents.
which are less datailed during the planning stage.

mamrﬁmmmmmummmmwmﬁa
Cade, section 5041 as thers ans no dooMways of accees inlo the bullding along that side. The gap
was not & condition of approval.

o mmwtuacs.mnsp
SURONG DIVERCH USE BELOW THS. LS

YT e ~ ¢

auanhmwmnoomc ba given to the calculaiions of the wall openings This
mmviaw is 8 buliding division review of the wesl side Opemngs only.

this review approval doss ol addrass an addtional story of type (1A
constuchon

"PLAN NEVIEWER RECOMNENDATION:

Comment only. When conatructing $0 closs 1o a proparty hng it will be challenging 1o
stay entiraly On Your own property while consinsctng the west side.

on F west 508 Ara BCCEDLRGIA A% SUDMAISd. Careful

M Complen ith Code
@ Coda ModWication [UAG Bac_ LO8)
O Al MygswisMathad (UAC Sec.108)

(/i am-{

CITY OF OCEANSIDE

Request for Approval of Alternate Material

Adeninisirptive Code Secion: 108 sutharizes the spprovel of Alethate Materdals. Methods of Daealgn snd

CITY OF OCEANSIDE L 'CITY OF OCEANSIDE CITY OF OCEANSIDE -
s aion Request for Building @ Baling Coviion Request for Building Buldng Dxviioe Request for Building
CoreprlToktoss Official Review Ervreniylins Official Review e i Official Review
SOPW A PO FCT LR W voww choceangide Ca s
_ s Foe: $184.05Hour | Fou:pisaostour | | Fee: $184.08Hour
[Tk AddresaProect Nems = Tl Nmber ek FimaaFrogeci Hame B o5 AdaressPropc lame '—"—_'“’mm ,
6 Planning: RD-00002 2718 D¢ Ocaansidae, CA 82054 i RO-GOO0;
712716 Seagaze v Oceanside, CA 92054 ]Pw"‘"ﬂ SEeiEn 00T Seagaze ) 712/746 Seagaze Or Oceanside, CA 92054 ]
o By (T Wlision Focoost Fy (et it e by Waion
Joseph Stock Prime Design LLC | Joseph Steck 1 Prime Dosign LLC Joseph Stock Prime Design LLC
e, 785 7064048 | Phone Mo, 785-T06-4045 Signeture \.ﬁ-\——z b ey Signature \_‘é‘___,

&”Fhlml:nd but Ihoroughly destribe the Baue nooding review:

;izmmwm smwedplanmn I!achodl.o '-uwldmtha‘hmg
wermm-oi-way Par CBC 320233, sracroadh¥ments 15 of more above grade shall
nol be limitsd See atiached wall section

Pmpomﬁolullonnm.lum
None - venfymg this » compites with CBC 2019

Solution Category:

0 Comph wih Code

9 Code Modseaton (UAC Sec. 1068
3 Abprnata Matenal Method (AL Sac 105)

[T A w ComnsiT:

O POFRNE ARYwED.

Requas? By {Netw)
Joseph Stock

T12/716 Seagare Dr Ocsanside. CA 92054

PLANNING - RD-00002

Prime Design LLC

Phone No.  785-T06-4045

[lssue: Please t briofly but
atlached letter

There are confiicting definitions of & high-¢ise in the Califomia Building Code cutbned in the

Proposed Solution and Jusiification:
Accapl the Chapler 2 Definition of a High-Rite &5 being messwred from the "iowest fioor level

having building atoess”, which it defined In Section 202 under *High-Rise Buikiing Atcess”™ This is
mamwwwtmcwm&nm |

signature \-ﬁ-\d { '

y Cascribe (he [55ue Neecug Teview-incuda Goda 860N

] tmu—m
n G ModAcabon (UAC Sec.

108)
Abbuse Maoriad Mathod (UAC Sec 105

i AEVIOW COMMENTS:

deanWmcmmzmdamm“umm
the lowast level having buiding access. pending concurmentce of the Chiel Buiding Official

PLAM REVIEWER RECOMBEMDA TION:
Measurement from Option A

Plan Raviewsr Name Signature: Dais: | pree— Yo P : Pian Raviewsr Nama Signature: uta:
o Buame omon | e oo Commerts__ Bl ___ ceomwdemam
¥ Approved Feo Amound__ SI0H 1T Data Foa Paxd. _ e [ TRpproved T Fos Amowd____ Tl Foe Paid
@ Demed Comments. _ = —_— S -—— ' Denved Comments:
— S———— — T W owe: 3)7/22 =c— e = =—
signs David Gans. CBO Dete 10212001 . David Gans oarisssn [iwte:
] REVIEW22-0005 [— T
HCI_P’ gf‘ OCEANSIDE o e | REVIEW22-0005 EXHIBIT
Bulding Dis wion Request l'o.r Bulld.mg
v iy Official Review
P CLoce e Chu ; I
Fee: $164.05Hour M !
i
Iok AddressProject Hama Formi Humber -

i

SREALLERLLL L anes

of G wmwnmnﬂumm
it With s p coden, 30d is 26 Inacl aquivalent ko what & prescribed in the
tachnicel codes.
ot LibasaPvagra LT 1Y
712 & 716 SEACAZE DR, OCEAMSIDE, CA 92054 |
[ —"
[ gy S
Mwmagu.c. 1537 COLLEGE AVE. F19 TB5-706 4045
[ Agofcird Photn
L P P
Mﬁnm__%_ﬁ KS 64502 TRS-A0E 042
Rnausst for Approval of Alemale Matrtst
Bryan Elsey R ambia 4 March 23, 2022
| Rorhri-t Haen Pves M Py . [
Joseph Stock S March 23, 2022

Thia approval o vahd snly fer Du project mnd pariies spncifiod. Chamges is any of thass tacters require
hmdh”huﬁh“hmﬂhhmn-ﬂhmm

M of ENGORG (] Eoran ol Codurcag ORcidl
- = W | 282 |
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BB _cASE thors) Mo ABION.C THRwGr T AZrs. €791 2]
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Attach backup infermation suth &x ' r's =
Haiing fepiets from oling spency. Listing manier, Tasting
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REQUEST FOR ALTERNATE DESIGN APPROACH TO PERMIT
THE BUILDING HEIGHT OF A GROUF R-1 & R-2
TYPEIIA BUILDING TO BE SIX STORIES IN LIEU OF FIVE STORIES

OCEANSIDE APARTMENTS
‘712 SEAGAZE DRIVE
OCEANSIDE, CALIFORNIA

Prepared jor:

David Gans, Chiel Building Official
Building Division | Development Services
300 North Coast Hwy
Oceanside, CA 92054

Fire Chief Rick Rebinson
Occanside Fire Department
300 North Coast iwy
Oceanside, CA 92054

March 24. 2022
YCI Project 1D 21020-00

42 N bustible Praft Stopping at Corridor Walls and Concealed Spaces of
Floor/ and Roof/Celling Assemblies

The 2-haur fire partitions serving as the corridor walls on Levels 3-8 will not extend above
the bower membrane of the corridor ceiling which (s pant of the 1-hour fire-resistanre mated.
Noor/celling and roof/celling assembly of the Type 111A building. To mitigate the difference
b the 2-hour fire-resl rated corridor walls and the 1-hour fire-resistance rated
oot fceiling and roof/celling il draft stopping will be provided In the
concealed space of the flloor/celling and roof/celling assemblies in Lthe vertical plane of the corzidor
walls. The drafl stopping in these areas will be not Jess than one of these types of noncombustible
materials:

ab 1r2-inch (12.7 mm) gypsum board,
B} Cement fiberboard, bats of blanbers of singral wool or glasa. fiber, or othet approved
bustible matcrials ad ™ 4

Combustible draft materials p d by CBC Section 718.3.1 shall not be nsed.

Equivaleat Miigation —The addition of soncombustible draft stopping within the
concealed spaces of the floor/celling and roof criling assembiies directly above the top plate of the
2-hour fre-resistance rated corridor walls an Levels 3.8 will provide an additional harrier to
prevent smaoke and gases spread between the comidors and the adjoining building rooms and
spaces. This noncombustible draft stopping protection will provide a safer path of travel to exits for
bullding eccupants and a greater level of protected means of access within the fire floor by fire
department personnel. Furthermare, the noscombustble draft stopping contributes to the greater
level of compartmentation within the fire Noor which will impede fire spread and allow the Fire
Department time to respond and extinguish the fire.

43 le Draft Ing at R1 and R2 Ising Walls and Ted
Spaces of Floor/ and Rool/Celling Assemblies

The 1-hour fre partitions serving as the R2 dwelling unit demising walls on Levels 3-6, and
RA guest room demising walls on Levels 7-8 will not extend above the lower membrane of the 1-
hour flre-resistance rated Mfoorfceliing and root/ceiling assembly of the Type 111A bullding. To
provide an additional barrier o prevent the spread of smoke and gases from the individual R1 and
RZ units to other areas of the bullding, noncomtustible draft stopping will be provided in the
convealed space of the loor fceiling and rool/ ceiling assemtiblies In the vertical plane of the RI and
R? unit demising walls. The draft stopping in theie areas will be not less than one of these types of
noncombustible materats:

a) 12-inch {12, mm) gypum boand.
B Cement fiberboand, baus of blank e of mincral o or glan fiber, or othor sppwoted
nuncombudible maleviah adoquately supponet

Combustible drakt stopping materials permitted by CBC Section 7183.1 shall not be used.

AM VL - -SEory Type LA R-1/R-T Buikiing
Dreanside Apartments, 712 Seagaze Dr. Oceanstde, Catifornia
¥C! Project |P 20020-00
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! tigs The pr of non draft swopping within the
concealed spaces of the floor/ceiling and roof ceiling assenblles direrily above the top plate of the
1-hour re-tesistance rated dwelling urit and guest roots demising walls on Levels 3-0 will actasa
barrier 10 prevint smoke and gases spread between the R1 and R2 units and (ke adjotning building
rooms and spaces. This noncombustible draft stopping protection will contribute to greater
tenabitity within the means of tgress system outside of the rooam of fire origln and provide a greater
leved of compartmentation within the fire floor which will Limpede fire and smoke spread and atlow
the Fire Department time to respond and extinguish the fire.

4.4 Greater Level of Fire Compartmentation

The Type IIIA starles will be provided with a greater fevel of fire compartmentatlon than
riguired by minimum requirements of the Bullding Code. as follows:

a) The Type li1A building will be subdlvided Loto two smaller bulldings by a 3-hour
fire-resistance rated fire wall that starts at the 3-hour fire-resistance rated
hortzontal assembly an Level 3 and verminates at the roof in accordance with CBC
Section 706.6.

) The corridor walls on Levets 3-8 will be upgraded to 2-hour fire-resistance rated
construction, and the concealed spaces within the floor/ and roof/ceiling assemblies
Adirectly above the R1 and RZ unk demising walls, and

¢} The 2-hour rated cormidor walls on Levels 3-8.

The 3-hour fire walls and 2-hour cormidors walls with noncombustible draft stopping
eflectively rreate seven (7) tmaller fire comp. areas bounded by fire-resi rated wall
construction having a 2-hour fine-r rating. Refer to the floor plans in the
Appendix A exhibit far the location of the fire compartment areas on each Type 1A level

gath The i of each Type 1A story [nta separate
compartments using fire walls, Z-hour fire-resistance rated corridor walls, and I-hour R1 and R2
umit ¢ walls with bustible draf within th led space, will reduce the
chances a fire growing and spreading beyond the comp: of fire ovigin, p g fire and
smoke from spreading quickly and wking over Lhe system. The i fire
compartmentation will provide oocupants a greater level of protection to traved horizontally to
escape the fire ition and provide enh d passtve fire p d staging aneas for the fire
service,

§ Alternate Design Approach Equivalent Justificatins

The additional svory of Type HIA construction {six storkes i lieu of the code allowed five
stories}, is justified by the provision of enh. d fi i rated and

bustible draft ing {in liew of combustible draft stopping) a1 cormidor walls and R1/RZ
unit demising walls which in conjunction with the code required 3-hour fire wall subdivides each

floor into seven { 7] sinaller fire compartment areas. Thesc fire comp areas are b
2Z-hour €ir rated walls which provide ocvupants a greater bevel of protection
1o travel | 11 pe the fire condl and provide ¢nh d passive Fire prolectad

stzging areds for the fire service.

AMMD - 6-Stors Type 1A R-1/R-1 Bulbding
{kranside Apartments, 712 Seagaze Dr, Oceanside, Callfornia
YCE Project ID 2002¢-00

1 Request for Allernate Materials, Methods of Design

This Alternate Materlals, Methods of Design (AMMD) Is to tonstruct an B-story mid-rise”.
multl-family ap & hotel slxed of 6 stories Type IHA constrsction
with R-1 hotel guest rooms Jocated on Levels 7 and B, ond R-2 apartments located on Levels 3, 4.5,
and 6, Jocated over a Type LA bullding containing parking and commercial uses consisting of 2
stofies shove-grade over 3 basement parking levels.

This AMME is prepared and d to the City of deIn d. with the
requirements of Section 104.11 of the 2019 California Buliding Code,

2 Applicable Bullding Code Requlrements

Allowable Number of Siories - In accordance with CBC Table 504 4, Group R-1 and R-2
bulidings of Type LA constroction are permitted to be five (5) stories abave the Type 14 building
complying with CBE Section 510.2. when the bullding ks sprinkler protecied throughoul and the
bullding arca increase ts w0t wsed when determining the allowable bullding area. The proposed
Type 1A buikdings will be six (6) stores in lieu of the allowable 5-story limit for Type H11A R-1 and
£-2 bulldings

Horfzonts) Building Separation Allowance - This preject will be designed and
ronstructed In accordance with CBE Section: 510.2 to allow the six-story (this AMMD request] Type
HIA buildings on Levels 3-8 and the Type |4 on Levels 1-2 plus basement to be considered as
separate and distunct buildings for the purpose of g area li [ of fire
wealls, limitation of number of storbes and type of construttion based on complying with all of the
following conditions:

I The buildings are separated with a horizomal assembly having a fire-resistance
rating ef not less than % hours.

2 The bullding below the Type 1114 buildings, including the horizontal assembly, is of
Type IA construction.

3. ShaR swirway enclosures through the horizontal assembly shall have not less than
a 2-hour fire reststance rating with 90-minute lIre-rated opening proteciives In
accondance with Section 716,

4. The Type A bulldings above the horizontal assembly will have Group A ocrupancy
uses, each with an occupant Joad of less 300, and Group B, R-1. R-2 and §
OOTUpaATCHeS

S The Type IA building below the b | bly will be p d theough
an approved automatic sprinkler system in accondance with Section $033.1 1, and
will contain Group B, M, 51 and SZ uses (office, lobby., retad, parking and ancillary
storage and MEP equipment rooms). The bullding below the horizontal assembly
will not contaln Group H uses.

Thi> progect 18 vy fan four xoncs ahervs-grade but e 1t hightst eocugcd Moaw bosa than 75 foot sbove fire
w«h&kwmﬁhh&hhﬂﬁuuﬂlm-ﬂhﬂiﬂmub«%w
Sections 450-150.4.2 of the Occamide Building Codé:

Please contact the unadersigned at {310] 367-6857 ot by email at john@ycicode com if you
have any questions, COmMMERLS, OT COINEMMS,

Prepared by
jounghushand consulting. Loc.

jobn &. youngitusband | p.2.
president

AMMD - &5c0ry Type 1H1A R-1/R-2 Bulldiag
Oveanside Apartments, 712 Seagaze Dr, Uceanside, California
¥ Praject 1D 20020-00

& The maximum bulkding height bn feet of the entire project will not exceed the B5-lieet
1imit set forth in Section 504 3 for the smaller allowablr height of the Type 1A
‘bulldings as measured from the grade plane

Appendix A provides a bullding sectlan of the project dephcting comphiance with the above
requircments,
3 Intent of Applicable Building Code Requirements.

In accordance with the 2018 International Butlding Codr Commentary, “The main purpose
of Chapler 5 s to regulate the size of structures based on the specific hazards assoclated with their

occupandy and the materials of which they ate corstruaed” Chapter 5 ala provides for
adjustmems to the aliowabls area and helght based on the p of fire p

4  Equivalent [ustification

The preject shall be designed and cansiructed 10 incorporate all the features and systems
listed below. Afl the listed features and will provide an eq; Tevel of lire
protection and life safety to that intended by the Code to allow the Type A R:1 and R-2 buikdmg
{abave the Type IA bullding} to be 6-storses in building height in lisu of not greater thas S-storkes.

4.1 Increased Corridor Fire Resistive Protection

The rorridors secving the Type H1A stories - Levels 3 through § - will be constructed as 2-
‘hour fine-registance rated fire barmiers with fire doors having a minimum 90-minute fire-provection
rating with smoke- and draft-control assembly L lieus of 1-hour fire-resisance rated coftidors with
20-minute rated fire doors.

The corridor walls sack vertically on Levels 4-8 and scrve residennal dwelling units [Levels
3.6) and guest rooims {Levels 7 and ) which also have their demising walls stacking, Portions of
the corridor walls on Level 3 extend outside of the vertical plane of the 2-hour corridor watls on the
Tevels above due Lo a different cormidor layoul on Level 3 that facilitates a more open dexign Lo
serve the amenity uses on this level Where the 2:hour corridor watls on Levels 3-8 do not stack
with the carridor walls on Level 3, add: 1 2-haur fir rated structural members (€.
beams and columns) will be insalled on Level 3 to support and In the 2-hour fir
rated corridor walls above. The floor /ceillng assembly of the offset portions of the corridor will be
2-hour fire tesistance-rated construction. Refer 1o the floor plans tncluded In the Appendiv A
exhibit for the fncations of the Z-hour fire-reststance rated corridor walls ofs Levels 3-8

Eq! ga -Th b of the corridars on Levels 3-8 with construction
having a 2-hour fire-resistance rating will provide a safer path of travel to exits for building
occupants and a greater hevel of protevied means of access within the fire floor by fire department
personnel.

AMMD - 6-Stors Type 1514 R-17R-2 Buliding
Oceanside Apartments, 712 Seagace Dr. Ocearside, Californla
YCI Project ID 20020-00

APPEMDIX A
FIRE-RESISTIVE WALL DETAILS, BUILDING SECTION, AKD TYPE 1A FLOOR PLANS

AMMD - &-Srory Trpe 1A R-1/R-2 Bullding
Oceanside Apartments. 712 Seagaze Dr, Oceanside, California
YCI Project 1D 20020-00
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Nevada St.

STAFF USE ONLY Attachment 4
ACCEPTED BY

Application for Discretionary Permit
Development Services Depariment / Ptanning Division
(780) 435-3520
Oceanside Civic Center 300 North Coast Highway
Oceanside, California 92054-2885

Please Print Or Type All Information HEARING

PART I - APPLICANT INFORMATION GPA

1. APPLICANT 2. STATUS MASTER/SP.PLAN

716 Seagaze LLC, c/o Elsey Holdings, LL.C Bryan Elsey ZONE CH.

3. ADDRESS 4. PHONE / FAX / E-mail TENT. MAP

2021 Vanesta Place, Ste. A 785-317-9352

Manhattan, KS 66503 bryan@theprimecompany.d ol

5. APPLICANT'S REPRESENTATIVE {or parson to be contacted for information during processing) DEV. PL

The Lightfoot Planning Group attn: Dan Niebaum CUP

|6. ADDRESS 7. PHONE / FAX / E-mail VARIANCE

5900 Pasteur Ct. Suite 110 {760) 692-1924 phone cOAS

Carlsbad, CA 92008 dan@lightfootpg.com ASTAL

PART I1 - PROPERTY DESCRIPTION OHPAC.

8. LQCATION 9. SIZE

712/716 Seagaze Drive, on Seagaze Drive between North Ditmar St. and North 15,589 square feet

10. GENERAL PLAN 11. ZONING 12. LAND USE 13. ASSESSOR'S PARCEL NUMBER
Downtown D-2 Downtown vacant parking lot 147-193-08, 09, 10
Subdistrict 2
14. LATITUDE 33.1965 15. LONGITUDE -117.3769

PART II1 - PROJECT DESCRIPTION

16. GENERAL PROJECT DESCRIPTION

Revise an approved mixed-use project that included 115 residential unit (10%/12 units reserved for low-income residents), 64 hotel
rooms, and ground level lobby space to a mixed-use project with ground level commercial space and 179 studio apartments,
maintaining density bonus to provide minimum 10%/18 units of total reserved for low-income residents.

19. PROPOSED LAND USE
mixed-use comm/ resid

17. PROPOSED GENERAL PLAN
no change

18. PROPOSED ZONING
no change

20. NO.UNITS

21. DENSITY
179

no density cap downtown

23. PARKING SPACES
142 in garage, 7 on Seagaze

24. % LANDSCAPE
9.6% oasite incl. BMP/ledge
planters, 16% incl. ROW

22. BUILDING SIZE
86,887

25. % LOT COVERAGE or FAR

100%

PART IV - ATTACHMENTS

X |26. DESCRIPTION/JUSTIFICATION X |27. LEGAL DESCRIPTION X |28. TITLE REPORT
X |29. NOTIFICATION MAP & LABELS X |30. ENVIRONMENTAL INFO FORM 31. PLOT PLANS
X |32. FLOOR PLANS AND ELEVATIONS 33. CERTIFICATION OF POSTING X |34. OTHER (See attachment for required reports)

PART V - SIGNATURES

SIGNATURES FROM ALL OWNERS OF THE SUBJECT PROPERTY ARE NECESSARY BEFORE THE APPLICATION CAN BE ACCEPTED. IN THE CASE OF PARTNERSHIPS OR
CORPORATIONS, THE GENERAL PARTNER OR CORPORATION OFFICER SO AUTHORIZED MAY SIGN. (ATTACH ADDITIONAL PAGES AS NECESSARY).

35. APPLICANT OR REPRESENTATIVE {Frint): 36. DATE 37. OWNER (Print) 38. DATE
Dan Niebaum Bryan Elsey 10/30/23
Sign: . Sign:
Dan Nigbanm %’"ﬂ""ﬂ Oy

PROCEEDINGS.

- I DECLARE UNDER PENALTY OF PERJURY THAT THE ABOVE INFORMATION IS TRUE AND CORRECT. FURTHER, I UNDERSTAND THAT
SUBMITTING FALSE STATEMENTS OR INFORMATION IN THIS APPLICATION MAY CONSTITUTE FRAUD, PUNISHABLE IN CIVIL AND CRIMINAL

= I HAVE READ AND AGREE TO ABIDE BY THE CITY OF OCEANSIDE DEVELOPMENT SERVICES DEPARTMENT AND ECONOMIC AND COMMUNITY
DEVELOPMENT DEPARTMENT POLICY NO. 2011-01/POLICY AND PROCEDURE FOR DEVELOPMENT DEPOSIT ACCOUNT ADMINISTRATION.




1.
2,
3.
4,
5.
6.
7.

Attachment 5

Post Date:
NOTICE OF EXEMPTION Removal:
City of Oceanside, California (180 days)

APPLICANT: 716 Seagaze LLC, c/o Elsey Holdings, LLC.

ADDRESS: 2021 Vanesta Place, Ste. A, Manhattan, KS 66503
REPRESENTATIVE/PHONE NUMBER: Dan Niebaum - (760) 692-1924

LEAD AGENCY: City of Oceanside

PROJECT MGR.: Rob Dmohowski, Principal Planner - (760) 435-3563
PROJECT TITLE: 712 Seagaze Mixed Use Revised (RD23-00003 & DB23-
00006) (APNs 147-193-08, -09, -10)

DESCRIPTION: The proposed project is a request for the revision of an approved
mixed-use project (RD21-00002) to convert floors reserved for hotel rooms into 64
apartment units in conjunction with the construction of an eight-story mixed-use
building resulting in 179 apartment units, including 18 units (10 percent) reserved
for low-income households, and 1,581 square feet of ground floor commercial
space on a 15,589-square-foot parcel at 712 Seagaze Drive within the Townsite
Neighborhood Planning Area. The site has a General Plan designation of
Downtown (D) and a zoning designation of (D) Downtown Subdistrict (D-2).

ADMINISTRATIVE DETERMINATION: Planning Division staff has completed a
preliminary review of this project in accordance with the City of Oceanside's
Environmental Review Guidelines and the California Environmental Quality Act (CEQA),
1970. Based on this review, staff has determined that further environmental evaluation
is not required because:

[x]

[]

[]
[]

The proposed project constitutes In-fill development that is consistent with the
applicable general plan and zoning designations, is located in an urbanized area,
and would not result in any significant environmental effects. As such, the
project is categorically exempt pursuant to Class 32, “In-Fill Development
Projects” (Section 15332);

“The activity is covered by the general rule that CEQA applies only to projects
which have the potential for causing a significant effect on the environment.
(Section 15061(b) (3)); or,

The project is statutorily exempt, Section, (Sections 15260-15277), or,
The project does not constitute a "project” as defined by CEQA (Section 15378).

signed by Robert Dmohowshi
ADmohowshifPoceansideca oy,

Robert Dmohowskll‘%ﬁ “”Ls':"“m?.”mm

Date’ 5524 02,6 03.43.55.0800 Date: February 26, 2024

Rob Dmohowski, Principal Planner

ccC:

[x] Project file [x] Counter file Posting:[x] County Clerk [x] OPR
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LOCAL TRANSPORTATION STUDY
712 SEAGAZE MIXED USE DEVELOPMENT

Oceanside, California
February 2024

LLG Ref. 3-21-3316

Prepared by: Under the Supervision of:
Amelia Giacalone John Boarman, P. E.
Senior Transportation Planner Principal

LINSCOTT
Law &

GREENSPAN

engineers

Linscoty, Law &
Greenspan, Engineers
4542 Ruffner Street
Suite 100

San Diego, CA 82111
858.300.8800 1
858.300.8810 -
wwwllgengineers.com



EXECUTIVE SUMMARY

Linscott, Law & Greenspan, Engineers (LLG) has prepared the following Local Transportation
Study (LTS) to determine and evaluate the potential effects to the local roadway system due to the
proposed 712 Seagaze Mixed-Use Development project, consistent with the City of Oceanside
Traffic Impact Analysis Guidelines for Vehicle Miles Traveled (VMT) and Level of Service
Assessment, August 2020. This City document provides guidance for the preparation of an LTS to
identify any off-site infrastructure improvements in the project vicinity that may be triggered with
the development of the project as well as to analyze site access and circulation and evaluate the local

multi-mode! network available to serve to project.

The Project proposes 179 studio apartments, including 18 inclusionary units, and 1,581 SF of
commercial retail uses. Vehicular access to the site is proposed primarily via two driveways within
the Alley adjacent to Nevada Street, parallel to Seagaze Drive. Pedestrian access will be provided

via Seagaze Drive and the Alley.

The Project is calculated to generate 1,327 daily trips with 106 trips during the AM peak hour (27
inbound/ 79 outbound trips} and 117 trips during PM peak hour (80 inbound/ 37 outbound trips).

The Project trip generation is summarized in Table 7-1 below:

TABLE 7-1
PROJECT TRIP GENERATION
Daily Trip Ends i
(ADT)* AM Peak Hour PM Peak Hour
Use Quantity
Rate® |Volume| 729 |In:Out Volume % of |In:Out Volume
ADT | Split ADT | Split
In | Out | Total In Out | Total
Residential = 179DU | DU | 1,074 | 8% |20:80 [ 17 | 69 | 8 | 9% | 7030 | 68 [ 29 | 97
Apartments
Specialty RetailStrip | 5¢) ksr|160/KSF| 253 | 8% |[50:50 ] 10 | 10 | 20 | 8% |6040| 12 8 20
Commercial
Total 1,327 27 | 79 | 106 80 | 37 | 17

Footnotes:

4. Average Daily Tops.

b. Trip Generation Rate from the SANDAG's Not So Brief Guide of Vehiculur Traffic Generation Rates for the San Diego Region, 2002.

. “Residential — Apartment™ rate used.
d. “Restaurant — Sit Down, High Tumover” rate used.

The LTS study area includes seven intersections and four street segments. The analysis determines
the transportation impacts of the Project under existing, near-term, and buildout {(2050) conditions.

Thirty (30) cumulative projects were identified and added to near-term cumulative conditions.

L

LINSCOTT, Law & GREENSPAN, engineers

-

LLG Ref. 3-21-3316
712 Seagaze Mixed-Use Development




Table 9- 1 summarizes the peak hour intersection operations under Near-Term + Project conditions.
As shown, the study area intersections are calculated to continue to operate acceptably at LOS D or
better during the AM and PM peak hours with the addition of Project trips, with the exception of the
following:

» [ntersection #1: Mission Avenue / Nevada Street — LOS E (AM/PM Peak Hours)
* Intersection #2: Mission Avenue / Horne Street — LOS F (PM Peak Hour)

Table 9-2 summarizes the street segment operations along the study area roadways under Near-
Term + Project conditions. As shown, the study area street segments are calculated to continue to
operate acceptably at LOS C or better with the addition of Project trips, with the exception of the
following:

s Mission Avenue between Coast Highway and Horne Street (LOS F)

Table 10-1 summarizes the peak hour intersection operations under Buildout (2050) + Project
conditions. As shown, the study area intersections are calculated to continue to operate acceptably at
LOS D or better during the AM and PM peak hours with the addition of Project trips.

Table 10-2 summarizes the street segment operations along the study area roadways under Buildout
(2050) + Project conditions. As shown, the study area street segments are calculated to operate
acceptably at LOS D or better with the addition of Project trips.

.

LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 3-21-3316
I 712 Seagaze Mixed-Use Development




The tables below summarize the Existing intersection and segment analysis:

TABLE 5-1
EXISTING INTERSECTION OPERATIONS
I . Control Peak Existing
ntersection
Type Hour Delay® LOS*
1. Mission Ave / Nevada St MSSC* AM 128 2
. ission Ave / Nevada PM 12.6 B
2. Mission Ave / Horne $ Signal AM " ¢
. ission Ave / Horne St ignal PM 4.6 C
; AM 9.1 A
3. Alley/ Ditmar St MSSC PM 9.6 A
4. Alley/S Nevada § AM o B
. Alley/ evada St MSSC PM 93 A
5. S Dr / Nevada S MSSC AM 102 5
. Seagaze Dr/ Nevada St PM 11.8 B
. . AM - -
6. Alley / Future Project Driveway | (west) - PM
; . . AM - -
7. Alley / East Future Project Driveway 2 (east) - PM
LTS SIGNALIZED UNSIGNALIZED
a.  Average delay expressed in seconds per vehicle :
b.  Level of Service. DELAY/LOS THRESHOLDS DELAY/LOS THRESHOLDS
¢.  MSSC = Minor Street Stop Controlled Intersection. Worst case
movement delay reported. Delay Los Delay Los
d. Intersections do not currently exist 0.8 = 100 A 0.0 = 100 A
10.i to 200 B 10110 150 B
20.1 to 350 C 15.110 25.0 c
35.110 55.0 D 25.110 350 D
55110 80.0 E 35.110 50.0 E
= §0.1 F = 501 F
LINSCOTT, LAW & GREENSPAN, enginears LLG Ref. 3-21-331 6’

iv 712 Seagaze Mixed-Use Development



TABLE 3-2

EXISTING STREET SEGMENT OPERATIONS

Street Segment Functional Classification &g’;;‘_‘;}; — Ef:;:lg oo

Mission Road

Coast Highway to Horne St Collector (2-Lane, One-Way) 15,000 ¢ 10,562 D 0.704
Ditmar St

Mission Ave to Seagaze Dr Local Street (unclassified) 2,200°F 1,767 C N/A
Nevada St

%driSSion Avenue to Seagaze Local Street {unclassified) 2,200t 960 C N/A
Seagaze Dr

Ditmar St to Horn St Collector (2-Lane, One-Way) 15,000 ¢ 3,699 A 0.247

Footnotes:

a.

b.  Average Daily Traffic Volumes.
¢.  Level of Service.

d.  Volume to Capacity ratio.

e.

f.

Capacities based on City of Oceanside Roadway Classification Table.

2-lane -way collector assumes saime capacities as 2-Lane Collector (commercial fronting, 2-lanes with 2-way left tum lane)
For unclassified lecal roadways, LOS and V/C need not be provided. 2,200 ADT s assumed LOS C capacity

L

LINSCOTT, LW & GREENSPAN, engineers

LLG Ref. 3-21-3316

712 Seagaze Mixed-Use Development



The tables below summarize the Near-Term intersection and segment analysis:

TABLE 9-1
NEAR-TERM INTERSECTION OPERATIONS

C 1 Peak Near-Term Near:Term & Del I
Intersection ontro ea Project elay mpm\'rement
Type Hour At Required?
Delay* | LOS® | Delay | LOS
et ' AM 303 D 35.7 E 54
1. Mission Ave / Nevada MSSC! Yes
St PM 335 D 46.7 E 13.2
Mission Ave Bt . e AM 46.4 D 47.6 D 1.2 o
[l
2. ission Ave / Horne St igna oM 748 E 85.5 F 107 es
Ny s e AM 10.3 B 11.3 B 1.0 .
- Alley Ditmar St PM (L0 B | 110 | B 0.0 ©
4. Alley / Nevada S MSSC AM 131 B B B 0.0 N
» AfeydRevada St PM 12.9 B | 138 | B 0.9 °
AM 14.7 B 16.8 C 2.1
5. Seagaze Dr/ Nevada St MSSC PM 14.9 B 15.2 C 03 No
6. Alley ! Future Project AM - - 8.9 A -
Driveway 1 (west)® .18 PM - - 9.0 A - L
g AM - - 8.8 A -
7. gll_ey Future Pro_]eect MSSC No
riveway 2 (east) PM - - 8.8 A -
Footnotes: SIGNALIZED SIG
a.  Average delay expressed in seconds per vehicle. = UNSIGNALIZED
b.  Level of Service. ) . DELAY/LOS THRESHOLDS DELAY/LOS THRESHOLDS
c. A denotes the increase in delay due to Project.
d  MSSC = Minor Street Stop Controlled Intersection. Worst-Case delay reported. Delay Los Delay LOS
e. Intersection does not exist under “without Project” conditions. n0 = 10.0 A 00 = 10.0 A
0.1 to 20.0 B 10.110 150 B
20.1 to 35.0 C 15.110 25.0 C
3510 550 D 25.110 350 D
$5.110 80.0 E 35.110 50.0 E
= 80,1 F = 50.1 F
LMSCOTT, Law & GREENSPAN, enginsers LLG Ref. 3-21-3316

vi 712 Seagaze Mixed-Use Development



TABLE 9-2
NEAR-TERM STREET SEGMENT OPERATIONS

- - + H
ST fzg;cg Near-Term Near-Term + Project V/C | Improvement
a ADT® | LOS* [ ViC' | ADT |LOS | V/C [ A° | Required?
Mission Road
Coast Highway to Horne St 15,000f | 16,669 F L111 | 17,029 | F | 1.135| 0.024 Yes
Ditmar St
Mission Avenue to Seagaze | 5500 | 2032 | ¢ | NA |2262| C [ NA | - No
Dre
Nevada St
Mission Avenue to Seagaze | 7500¢ | 1120 | ¢ | NA | 1550 | C | NA | - No
Dr
Seagaze Dr
Ditmar St to Horn St 15,0007 | 6,849 B 0457 | 7,209 C | 0481 | 0.024 No
Footnotes:
a.  Capacities based on City of Oceanside Roadway Classification Table.
b.  Average Daily Traffic Volumes.
¢, Level of Service
d.  Volume to Capacity Ratio
e. A denotes the increase in V/C due to Project.
f.  2-lane 1-way collector assumes same capacities as 2-Lane Collector (comunercial fronting, 2-lanes with 2-way left tumn lane)
g.  Forunclassified local roadways, LOS and V/C need not be provided. 2,200 ADT 15 assumed LOS C capacity.

»

LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 3-21-3316
712 Seagaze Mixed-Use Development
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The tables below summarize the Buildout (2050) intersection and segment analysis:

TasLE 10-1
BuiLoouT (2050) INTERSECTION OPERATIONS
Buildout Buildout +
Intersection Control Peak Praject Delay Irnprmfem?nt
Type Hour Ac Required?
Delay* | LOS® | Delay | LOS
. ] MSSC? AM 17.3 C 18.9 C 1.6
1. ission Ave / Nevada St SSC PM 17.6 C 20.5 C 29 No
D Ve H . —_— AM 76.8 E 76.8 E 0.0
. 1ssion Ave / Home St igna PM 513 D 55.0 D 37 No
3 oot . Vi AM 11.0 B 11.1 B 0.1
+ Alley /Ditmar St PM | 114 | B | 114 | B 0.0 No
A - P . AM 10.5 B 11.6 B 1.1
- Alley/Nevada St M PM 9.9 A 104 | B 0.5 Ne
2 G D - AM 17.0 C 214 C 4.4
. Seagaze Dr/ Nevada St SS8C PM 16.2 C 16.9 C 0.7 No
6. Alley / Future Project . AM - - 8.8 A e
Driveway 1 (west)* LERTE PM - - 89 A e No
1. Alley/ Future Project AM - - 8.7 A -
Driveway 2 (cast) © LERIE PM - - 8.7 A - No
Fovinotes: NALIZE I -
a. Average delay expressed in seconds per vehicle. SIGNA D UNSIGNALIZED
b.  Levelof Service. _ DELAY/LOS THRESHOLDS DELAY/LOS THRESHOLDS
€. Adenotes the increase in delay due to Project. ] )
d. MSSC = Minor Street Stop Controlled Intersection. Worst-Case delay reported. Delay LEE. Delay LS
e Intersection does not exist under “without Project” conditions. 0.0 < 10.0 A 00 = 100 A
10.1 10 200 B .t 150 B
0.t t0 350 C 15.1t0 250 c
3.1 550 D Blw 350 D
35.1t0 800 E 35.1 0 50.0 E
= 501 P > 50.1 £
LINSGOTT, LAW & GREENSPAN, engineers LLG Ref. 3-21-3316

712 Seagaze Mixed-Use Development
viii



TABLE 10-2
BuiLoout (2050) STREET SEGMENT OPERATIONS

Capacity Buildout Buildout + P]'Oject VI/C lmpro‘rement
Street Segment a . s
(LOSE)* | ADT® |LOS* | V/iC! | ADT [LOS | ViC | A Required?
Mission Road
ST R 15000 | 11,200] D | 0747 [ 11,560 | D | 0.771 | 0.024 No
Horne St
Ditmar St
Mission Avenue o 22008 | 2279 | C | NA [ 2500 | C | NA | - No
Seagaze Dr
Nevada St
Mission Avenue to 22008 | 1,238 | A | WA | 1668 | A [ NA | - No
Seagaze Dr
Seagaze Dr
Ditmar St to Horn St 15,000 ¢ 6,600 B 0.440 | 6,960 B 0464 | 0.024 No
Footnotes:
a.  Capacities based on City of Oceanside Roadway Classification Table.
b.  Average Daily Traffic Volumes.
¢.  Level of Service
d.  Volume to Capacity Ratio
e. A denotes the increase in V/C due to Project.
. 2-lane l-way collector assumes same capacities as 2-Lane Collector {conunercial frontimg, 2-lanes with 2-way lett turn lane)
g-  Forunclassified local roadways, LOS and V/C need not be provided. 2,200 ADT is assumed LOS C capacity.
LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 3-21-3316

712 Seagaze Mixed-Use Development




The following improvements are recommended to address the operational deficiencies identified at
the two intersections listed below under Near-Term conditions. It should be noted roadway
improvements at these intersections are not required under Existing or Buildout conditions based on
the City of Oceanside’s traffic thresholds and methodology summarized in Section 4.

* Mission Avenue / Nevada Street: It is recommended that the Project contribute a fair
share towards the potential signalization of this intersection. The fair share amount is
provided in a fair share technical memo under separate cover. The fair share payment will
be paid to the City’s Thoroughfare and Signal Account. The funds will be used at the
City’s discretion for projects that will improve traffic safety and mobility in the City of
Oceanside.

* Mission Avenue / Horne Street: It is recommended that the Project install a new advanced
traffic controller (not to exceed $10,000) at this intersection as required by the City
Engineer.

The improvements listed above at the intersection of Mission Avenue with Nevada Street and Horne
Street will also address the operational deficiency identified at the segment of Mission Avenue
between Coast Highway and Home Street under Near-Term conditions.

The Project requires the provision of 132 parking spaces. The Project will provide 149 parking
spaces; a surplus of 17 spaces as compared to the requirements set forth in the City of Oceanside
Comprehensive Zoning Ordinance.

The Project is consistent with the City’s adopted General Plan and is located in a Transit Priority
Area. Therefore, a Transportation VMT Analysis is screened out and was therefore not prepared for
this Project.

[

—

LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 3-21-3316
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1.0

LOCAL TRANSPORTATION STUDY
712 SEAGAZE MIXED-USE DEVELOPMENT

Oceanside, California
February 2024

INTRODUCTION

Linscott, Law & Greenspan Engineers (LLG) has prepared this Local Transportation Study (LTS) to
assess the potential impacts associated with the 712 Seagaze Mixed-Use Development project
(Project) in the City of Oceanside. The Project site is located on the northwest corner of the
Seagaze Drive / Nevada Street intersection in the City of Oceanside. The Project proposes the
development of 179 studio apartments, including 18 inclusionary units, and 1,581 SF of
commercial retail uses. This report addresses the potential transportation impacts and effects from
the proposed Project.

The following sections are included in this report:

Project Description

CEQA VMT Screening Process

Local Transportation Assessment Methodology & Thresholds
Existing Vehicular Conditions

Analysis of Existing Conditions

Cumulative Projects

Project Trip Generation/Distribution/Assignment
Analysis of Existing + Project Conditions
Analysis of Near-Term Conditions

Analysis of Buildout (2050) Conditions
Pedestrian, Transit and Bicycle Mobility

Parking Assessment

Conclusions and Recommendations

L
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2.0 PROJECT DESCRIPTION

The Project site is located at the northwest corner of the Seagaze Drive / Nevada Street
intersection in the City of Oceanside. The Project is a proposed mixed-use development comprised
of eight stories of residential apartments and 1,581 SF of commercial retail uses over three stories
of structured parking garages. The Project is located approximately 0.3 miles from the Oceanside
Transportation Center located at 235 8. Tremont Street.

The Project proposes 179 studio apartments, including 18 inclusionary units, and 1,581 SF of
commercial retail uses. Vehicular access to the site is proposed primarily via two driveways within
the Alley adjacent to Nevada Street, parallel to Seagaze Drive. Pedestrian access will be provided
via Seagaze Drive and the Alley.

Figure 2-1 shows the Project’s Vicinity Map and Figure 2-2 shows a more detailed Project Area
Map. Figure 2-3 shows the Project’s site plan.

L
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3.0 LOCAL TRANSPORTATION ASSESSMENT METHODOLOGY & THRESHOLDS

A Project-Specific Local Transportation Study was prepared to analyze automobile delay and Level
of Service (LOS). The LOS analysis was conducted to identify Project effects on the roadway
operations in the Project study area and to recommend Project improvements to address noted
deficiencies; however, the CEQA impact significance determination for the proposed Project is
based only on VMT and not on LOS.

The proposed Project generates over 1,000 ADT (see Section 8.1) and is consistent with the City’s
adopted General Plan. Therefore, a Local Transportation Study (LTS) was prepared consistent with
the City of Oceanside Traffic Impact Analysis Guidelines for Vehicle Miles Traveled (VMT) and
Level of Service Assessment.

3.1 Study Area

The following study area was developed based on the anticipated assignment of Project traffic and
locations which will carry the most Project traffic, per City of Oceanside staff coordination and
scoping meetings. The study area meets and exceeds the trip-based criteria from the City’s
Guidelines, which state that:

= All signalized intersections and project driveways shall be analyzed if the project will add 50
or more new peak hour trips in either direction.

* All unsignalized intersections and project driveways shall be analyzed if the project will add
50 or more new peak hour trips in either direction.

= All freeway ramp intersections and signalized ramp meters shall be analyzed if the project all
20 or more new peak hour trips in either direction.

INTERSECTIONS

Mission Avenue / Nevada Street
Mission Avenue / Horne Street

Alley / Ditmar Street

Alley / Nevada Street

Seagaze Dr/ Nevada Street

Alley / Future Project Driveway | (west)
Alley / Future Project Driveway 2 (east)

e

STREET SEGMENTS

Mission Avenue
1. Coast Highway to Horne Street

Ditmar Street
2. Mission Avenue to Seagaze Drive

Nevada Street
3. Mission Avenue to Seagaze Drive

[
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Seagaze Drive
4. Ditmar Street to Home Street

3.2 Analysis Scenarios
This study includes analysis of the following scenarios:
= Existing Conditions
= Existing Conditions + Project
* Existing Conditions + Near-Term Cumulative Projects
= Existing Conditions + Near-Term Cumulative Projects + Project
= Buildout Conditions (2050)
=  Buildout Conditions (2050) + Project

3.3  Analysis Methodology

Level of service (LOS) is the term used to denote the different operating conditions which occur on a
given roadway segment under various traffic volume loads. It is a qualitative measure used to
describe a quantitative analysis taking into account factors such as roadway geometries, signal
phasing, speed, travel delay, freedom to maneuver, and safety. Level of Service provides an index to
the operational qualities of a roadway segment or an intersection. Level of Service designations
range from A to F, with LOS A representing the best operating conditions and LOS F representing
the worst operating conditions. Level of Service designation is reported differently for signalized and
unsignalized intersections, as well as for roadway segments.

3.3.1 Intersections

Intersections were analyzed under AM and PM peak hour conditions. Average vehicle delay was
determined utilizing the methodology found in Chapter 18 of the Highway Capacity Manual (HCM),
with the assistance of the Synchro (version 10) computer software. The delay values (represented in
seconds) were qualified with a corresponding intersection Level of Service (LOS),

3.3.2 Street Segments

Street segment analysis is based upon the comparison of daily traffic volumes (ADTs) to the City of
Oceanside’s Circulation Element Roadway Classification LOS & Capacity table (Table 12 in the
City of Oceanside Traffic Impact Analysis Guidelines for Vehicle Miles Traveled (VMT) and Level of
Service Assessment, August 2020. This table provides segment capacities for different street
classifications, based on traffic volumes and roadway characteristics. The roadway classification
table is attached in Appendix A.

34  Thresholds for the Determination of the Need for Roadway improvements

Based on information contained in the City of Oceanside Traffic Impact Analysis Guidelines for
Vehicle Miles Traveled (VMT) and Level of Service Assessment, Table 3-1 indicates when a project’s
effect on the roadway system is considered to justify the need for roadway improvements. If a

[
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project’s traffic effect causes the values in Table 3-1 to be exceeded, roadway improvements should

be considered as follows on a case-by-case basis:

= Improvements should be consistent with the General Plan

* Improvements for transit, bike and pedestrian facilities should be given priority in Transit
Priority Areas or Smart Growth Opportunity Areas as identified by SANDAG.

» Projects in Transit Priority Areas or Smart Growth Opportunity Areas as identified by
SANDAG, that are consistent with the General Plan at the time of project application,
should not be denied due to the inability to provide roadway improvements (i.e., existing

right of way is constrained, etc.)

TABLE 3-1
CiTY OF OCEANSIDE

DETERMINATION OF THE NEED FOR ROADWAY IMPROVEMENTS

Allowable Change Due to Project Effect

Level of Service with Project Roadway Segments Intersections
ViC Delay (sec.)
E&F 0.02 20

L
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4.0 EXISTING VEHICULAR CONDITIONS

Effective evaluation of the traffic effects associated with the proposed Project requires an
understanding of the existing transportation system within the project area. Figure 4-1 shows an
existing conditions diagram, including intersections and lane configurations.

41  Existing Street Network

The following is a description of the existing street network in the study area. The roadway
classifications are based on field observations and a review of the Oceanside Circulation Element.

MissioN AVENUE is classified as a Secondary Collector between Pacific Street and Horne Street on the
City of Oceanside Circulation Element. Mission Avenue is currently constructed as a 4-lane, two-
way divided roadway east of Clementine Street. It transitions to a 2-lane, one-way west-bound
roadway between Clementine Street and N. Coast Highway, then transitions back to a 4-lane, two-
way divided roadway west of N. Coast Highway. The posted speed limit ranges from 25 mph to 35
mph. On-street parking is not permitted, and Class III bicycle routes are provided along the north
side of the street within the study area.

DitmAR STREET is an unclassified roadway on the City of Oceanside Circulation Element. 1t is
currently constructed as a 2-lane undivided roadway between Coast Highway and Clementine Street.
Bike lanes are not provided within the study area and the posted speed limit is 25 mph. On-street
parking and sidewalks are provided on both sides of the roadway.

NEVADA STREET is an unclassified roadway on the City of Oceanside Circulation Element. 1t is
currently constructed as a 2-lane undivided roadway. Bike lanes are not provided within the study
area and the assumed speed limit is 25 mph. On-street parking and sidewalks are provided on both
sides of the roadway.

SEAGAZE DRIVE is an unclassified roadway on the City of Oceanside Circulation Element. It is
currently constructed as a 2-lane, one-way east-bound undivided roadway. The assumed speed limit
is 25 mph. Class II bicycle lanes are provided along the south side of the street within the study area.
On-street parking and sidewalks are provided on both sides of the roadway.

4.2  Existing Traffic Volumes

Daily segment counts and peak hour (7:00-9:00 AM and 4:00-6:00 PM) intersection turning
movement counts were conducted on Tuesday September 26, 2023 within the Project study area
while schools were in session.

Figure 4-2 shows the Existing Traffic Volumes. Appendix B contains the manual count sheets and
Appendix C contains the signal timing plans.

I
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5.0 ANALYSIS OF EXISTING CONDITIONS

5.1  Peak Hour Intersection Analysis

Table 5-1 summarizes the peak hour intersection operations under Existing Conditions in the study
area. As shown, the study area intersections are calculated to currently operate acceptably at LOS C
or better during the AM and PM peak hours.

Appendix E contains the Existing Conditions intersection analysis worksheets.

52  Daily Street Segment Operations

Table 5-2 summanzes the street segment operations under Existing Conditions along the study area
roadways. As shown, the study area street segments are calculated to currently operate acceptably at
LOS B or better.

[
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TABLE 51
EXISTING INTERSECTION OPERATIONS

. Control Peak Existing
Intersection
Type Hour Delay® Los®
1. Mission Ave / Nevada S MSSC* AM 138 s
: 1ss1on Ave / Nevada St PM 12.6 B
2. Missi  Horne § Signal AM 23 ¢
. 1ssion Ave / Horne St igna PM 34.6 c
AM 9.1 A
Zrs
3. Alley / Ditmar St MSSC PM 96 A
AM 10.1 B
4. Alley /S Nevada St MSSC PM 03 A
5.8 Dr / Nevada S MSSC AaM 109 >
. oeagaze Dr ./ Nevada 5t PM (1.8 B
_ X ) 4 AM - -
6. Alley / Future Project Driveway 1 (west) - PM
. . AM - -
7. Alley / East Future Project Driveway 2 (east) - PM ) A
Footnotes:
a.  Average delay expressed in seconds per vehicle. SIGNALIZED UNSIGNALIZED
b, Level of Service. . DELAY'LOS THRESHOLDS ~ DELAY/LOS THRESHOLDS
¢, MSSC = Minor Street Stop Controlled Intersection. Worst case )
movement delay reported, Delay Los Delay LOs
d.  Intersections do not currently exist 0.0 = 10,0 A 0.0 = 100 A
10.110 200 B 10.1t0 15.0 B
20,110 35.0 c 15110 25.0 c
35110 550 D 25110 350 D
551t 80.0 E 35110 500 E
= 80.1 F = 50.1 F
LiNSCOTT, Law 8 GREENSPAN, engineers LLG Ref. 3-21-33 16’
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TABLE 5-2

EXISTING STREET SEGMENT OPERATIONS

Street Segment Functional Classification ((Eg; cl;;ya ADT* Ei:;isllg Vich

Mission Road

Coast Highway to Horne St Collector (2-Lane, One-Way) 15,000 ¢ 10,562 D 0.704
Ditmar St

Mission Ave to Seagaze Dr Local Street (unclassified) 2,200°¢ 1,767 C N/A
Nevada St

l;}drission GRS Local Street (unclassified) 2,200¢ 960 C N/A
Seagaze Dr

Ditmar St to Homn St Collector (2-Lane, One-Way) 15,000 ¢ 3,699 A 0.247

Footnotes:

Level of Service.
Volume to Capacity mtio.

mE R0 OPR

Capacities based on City of Oceanside Roadway Classification Table.
Average Daily Traffic Velumes.

2-lane l-way collector assumes same capacities as 2-Lane Collector (commercial fronting, 2-lanes with 2-way left tumn lane)
For unclassified local roadways, LOS and V/C need not be provided. 2,200 ADT is assumed LOS C capacity

[
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6.0 CUMULATIVE PROJECTS

6.1  Summary of Cumulative Projects

Cumulative projects are other projects in the study area that will add traffic to the local circulation
system in the near future. Based on information from City of Oceanside staff, the following projects,
presented in Table 6-1, were identified for inclusion in the near-term cumulative analysis. Appendix

D includes excerpts from the cumulative project’s traffic studies.

Figure 61 shows the Cumulative Projects only traffic volumes on the existing street network.

TABLE 6-1
CUMULATIVE PROJECTS
Project Name Type of Development Project Size ADT
. . . Multi-Family Residential 309 DU
L. Alta Oceanside Mixed Use Project Commercial / Retail 5.422 SF 2,504
Hotel 124 Rooms
2. Belvedere Hotel and Residence Live/Work Lofts 90 Lofts 2,294
Retail / Office Space 8.357SF
3. Coast Highway Starbucks Coffee Shop 1,068 SF 611
4. City Mark Mixed-Use Developments Multi-Family Residential 43 DU 407
Block 5 Commercial / Retail 1,576 SF
5. City Mark Mixed-Use Developments Multi-Family Residential 39DU 1.022
Block 20 Commercial / Retail 17,742 SF ’
Commercial / Retail 9,400 SF
6. Lot 23 Mixed-Use Project Office 525 SF 803
Multi-Family Residential 52DU
7. Marriot Residence Inn Hotel Expansion 37 Rooms 370
8. Oc:e_anmde Beach Resort Mixed-Use Hotel 181 Rooms 4,832
Project
. . . Multi-Family Residential 12DU
9. Pier View Way Mixed-Use Commercial / Retail 2.000 SF 152
. Multi-Family Residential 180 DU
10. Sunsets Mixed-Use Commercial / Retail 5 KSF 1,270
11. Breeze Luxury Apartments Multi-Family Residential 146 DU 876
. Multi-Family Residential 34DU
12. 1602 S. Coast Highway Commercial / Retail 3.244 KSF 390
__ Multi-Family Residential 64 DU
13. 901 Pierview Way Commercial / Retail 5 474 KSF 594
Multi-Family Residential 360 DU
14. Modera Melrose Hotel 62 Rooms 1,966
Commercial / Retail 5 KSF

»
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TABLE 6-1

CUMULATIVE PROJECTS
Project Name Type of Development Project Size ADT

15. 401 Mission Mixed Use S Sy e 332DU 827
16. gzsz.::ili; I':;z:.::sit Center Tran:[i; tCCIenter 547 DU

Multi-Family Residential ”805: >F 6,086

Commercial / Retail ooms
17. 810 Mission Avenue Multi-Family Residential 206 DU 630
Office 2.2 KSF

18. 1011 S. Tremont St. Condos Multi-Family Residential 20 DU 160
19. 5. Myers Street Muiti-Family Residential 6 DU 48
20. 920 South Cleveland Condos Multi-Family Residential 3DU 24
21. 1105 S. Cleveland Street Multi-Family Residential 14 DU 112
22. 802- 8 Paciﬁ;: Etre_et.Mi;ed-l“J.s;e Hotel 10 DU

Multi-Family Residential 3 Rooms 198

Commercial / Retail 1 KSF
23. Hardin Residence Single-Family Residential 1 DU 0

24. 146 5. Myers Condominiums Multi-Family Residential 4DU 32
25. 119 South Ditmar Duplex Single-Famil-y Re_sidentia_l 1 DU 10
26. Fire Station 1 Fire Station 30 KSF 30
27. 702 N Freeman Mixed-use Multi-Family Residential 5DU 30
28. 701-713 N. Freeman Apartments Multi-Family Residential 24 DU 144
29. Weidner Duplex Single-Family Residential 1 DU 10
30. 624 N. Clementine St Single-Family Residential 1 DU 10

|INSCOTT, LAW & GREENSPAN, engineers
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7.0 TRIP GENERATION/DISTRIBUTION/ASSIGNMENT

7.1 Trip Generation

Trip generation rates were obtained from the (Not So) Brief guide of Vehicular Traffic Generation
Rates for the San Diego Region (April 2002) by SANDAG. The Project consists of residential and
commercial retail space. The “Residential, Apartment” (6 ADT / DU)” trip rate was used to estimate
the Project’s residential trip generation. The tenant for the proposed commercial retail space is
unknown at this time. Therefore, the “Restaurant: Sit-Down, High Turnover” trip generation rate
{160 ADT/KSF), which is higher and therefore more conservative than other various retail rates, was
assumed.

Table 7-1 summarizes the trip generation for the Project. As shown in Table 7-1, the Project is
calculated to generate 1,327 daily trips with 106 trips during the AM peak hour (27 inbound/ 79
outbound trips) and 117 trips during PM peak hour (80 inbound/ 37 outbound trips).

711 Employee Trips

The Project’s commercial retail use is calculated to generate a total of 20 AM and PM peak hour
trips, as shown on Table 7-1, consisting of both employee and customer trips. Per the City
guidelines, new non-residential development and additions to existing non-residential development
that generate more than 50 daily employee trips must prepare and implement a transportation
demand management (TDM) plan. The Project will generate fewer than 50 daily employee trips, and
therefore does not require a TDM plan.

TABLE 7-1
PROJECT TRIP GENERATION
Daily Trip Ends
(ADT)* AM Peak Hour PM Peak Hour
Use Quantity
Rate® |Volume| 7©°f |In:Out Volume % of |In:Qut Volume
ADT | Split ADT | Split
In | Out | Total In Out | Total
ReSidentinl% 179DU | 6MU | 1,074 | 8% | 2080 | 17 | 69 | 86 | 9% |70:30| 68 | 20 | 97
Apartments
Specialty Retail/Strip | 5o wsr| 160/KSF| 253 | 8% |50:50 | 10 | 10 | 20 | 8% [e040| 12 | 8 | 20
Commercial
Total 1,327 27 79 106 80 37 117
Footnotes:
a.  Average Daily Trps
b.  Trip Generation Rate from the SANDAG's Not So Brief Guide of Vehicular Traffic Generation Rates for the San Diego Region, 2002,
¢. “Residential - Apartment” rate used.
d.  “Restaurant - Sit Down, High Turmover” rate used.
LINSCOTT, LAW & GREENSPAN, enginesrs LLG Ref, 3-21 -3316’
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7.2 Trip Distribution and Assignment
Project traffic was distributed to the street system based on existing traffic patterns in the area, the

Project’s proximity to freeways and arterials, locations of retail, places of employment, schools, and
other shopping opportunities, and the presence of one-way streets in the study area.

80% of the Project trips were assigned to the Future Project Driveway 1 (west) and 20% of the
Project trips were assigned to the Future Project Driveway 2 (east). This is because the western
driveway will provide access to the lower parking garage levels with 111 proposed parking spaces
and the eastern driveway will provide access to the upper parking levels with 31 proposed parking
spaces. The upper and lower parking areas will not be connected.

Figure 7-1 shows the distribution of the Project trips within the project area. Figure 7-2 shows the

Project traffic volumes at the study segments. Figure 7-3 shows the Existing + Project traffic
volumes at the study segments.

[
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8.0 ANALYSIS OF EXISTING + PROJECT CONDITIONS

8.1  Peak Hour Intersection Analysis

Table 8—1 summarizes the peak hour intersection operations under Existing + Project conditions in
the study area. As shown, the study area intersections are calculated to continue to operate
acceptably at LOS C or better during the AM and PM peak hours with the addition of Project trips
and therefore, based on the City of Oceanside’s traffic thresholds and methodology summarized in
Section 4, roadway improvements are not required.

Appendix F contains the Existing + Project intersection analysis worksheets.

8.2  Daily Street Segment Operations

Table 8-2 summarizes the street segment operations along the study area roadways under Existing +
Project. As shown, the study area street segments are calculated to continue to operate acceptably at
LOS D or better with the addition of Project trips and therefore, based on the City of Oceanside’s
traffic thresholds and methodology summarized in Section 4, roadway improvements are not
required.

L
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TABLE 8-1

EXISTING WITH PROJECT INTERSECTION OPERATIONS

- Existing +
. Control Peak Existing Project Delay Improvement
Intersection T rojec .
ype Hour A Required?
Delay* | LOS® | Delay | LOS
o : P e AM 13.8 B 14.8 B 1.0
1. Mission Ave / Nevada St M PM 12.6 B 143 B 1.7 No
o 4 . AM 293 C 29.3 C 0.0
2. Mission Ave / Home St Signal PM 34.6 C 35.0 C 0.4 No
. AM 9.1 A 9.9 A 0.8
3. Alley / Ditmar St MSSC PM 96 A 9.6 A 0.0 No
. . AM 10.1 B 10.1 A 0.0
4. Alley / Nevada St MSSC PM 93 A 93 A 0.0 No
AM 109 B B 0.8
5. Seagaze Dr / Nevada St MSSC PM 11.8 B B 0.0 No
6. Alley / Future Project AM - - 8.8 A -
Driveway | (west) © RS PM - = 89 A = No
. AM - - B.7 A -
7. Al!ey. Future Pl‘O_]eeCl MSSC No
Driveway 2 (east) PM - - 8.7 A -
Footnotes: SIGNALIZED UNSIGNALIZED
a.  Average delay expressed in seconds per vehicle.
b, Level of Service. DELAY/LOS THRESHOLDS DELAY/LOS THRESHOLDS
c. A denoles the increase in delay due to Project. Delay LOS Delay LOS
d.  MSSC = Minor Street Stop Controlled. Worst-Case delay reported. 00 < 100 A 00 = 100 A
2. Intersection does not exist under “without Project” conditions. lt.).l i 20.0 B i “; lj..O .
20110 35.0 C 15.1 10 250 c
35110 350 D 25110 350 D
55110 80.0 E 5.1t 500 E
= 801 F = 50.1 F

—
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EXISTING WITH PROJECT STREET SEGMENT OPERATIONS

TABLE 8-2

Capacitv Existing Existing + Project Improvement
Street Segment & VICA® P
€ (LOSE)* ADT* | LOS® | V/C® | ADT LOS VIC Required?

Mission Road

Coast Highway to Home St 15,000 ' 10,562 D 0.704 10,922 D 0.728 0.024 No
Ditmar St

Mission Avenue to Seagaze Dr 2,200¢ 1,767 C N/A 1,997 C N/A - No
Nevada St

Mission Avenue to Seagaze Dr 2,200 ¢ 960 C N/A 1.390 C N/A - No
Seagaze Dr

H [}

Ditmar St to Hom St 13,000 369 | A | 0247 | 4059 | A | o271 | 0.024 No
Footnotes:
a.  Capacities based on City of Oceanside Roadway Classification Table.
b.  Average Daily Traffic Volumes.
c.  Level of Service
d.  Volume to Capacity ratio.
€. A denotes the increase in V/C due to Project.
£ 2-lane 1-way collector assumes same capacities as 2-Lane Collector (commercial fronting, 2-lanes with 2-way lell turn lane)
g Forunclassified local roadways, LOS and V/C need not be provided. 2.200 ADT is assumed LOS C capacity

b
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9.0 ANALYSIS OF NEAR-TERM CONDITIONS

The following section presents the analysis of study area intersections and street segments under
Near-Term conditions without and with the proposed Project.

9.4  Near-Term Traffic Volumes

Near-Term without Project traffic volumes were calculated by adding the cumulative projects traffic
volumes onto the Existing traffic volumes. Near-Term + Project traffic volumes were calculated by
adding the Project traffic volumes.

Figure 9—1 shows the Near-Term traffic volumes. Figure 9-2 shows the Near-Term + Project traffic
volumes.

9.2  Near-Term without Project Conditions
9.2.1 Peak Hour Intersection Analysis

Table 9—1 summarizes the peak hour intersection operations under Near-Term conditions. As shown,
the study area intersections are calculated to operate acceptably at LOS D or better during the AM
and PM peak hours, with the exception of the following:

= Intersection #2: Mission Avenue / Horne Street — LOS E (PM Peak Hour)

Appendix G contains the Near-Term intersection analysis worksheets.

9.2.2 Daily Street Segment Operations

Table 9-2 summarizes street segment operations along the study area roadways under Near-Term
conditions. As shown, the study area street segments are calculated to operate acceptably at LOS B
or better.

9.3  Near-Term + Project Conditions

9.3.1 Peak Hour Intersection Analysis

Table 91 summarizes the peak hour intersection operations under Near-Term + Project conditions.
As shown, the study area intersections are calculated to continue to operate acceptably at LOS D or
better during the AM and PM peak hours with the addition of Project trips, with the exception of the
following:

= Intersection #1: Mission Avenue / Nevada Street — LOS E (AM/PM Peak Hours)
= Intersection #2: Mission Avenue / Horne Street — LOS F (PM Peak Hour)

Improvements to address the operational deficiencies at these intersections are discussed in Section
13.0.

Appendix H contains the Near-Term + Project intersection analysis worksheets.

i
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9.3.2 Daily Street Segment Operations

Table 9-2 summarizes the street segment operations along the study area roadways under Near-
Term + Project conditions. As shown, the study area street segments are calculated to continue to

operate acceptably at LOS C or better with the addition of Project trips with the exception of the
following:

» Mission Avenue between Coast Highway and Horne Street
Improvements to address the operational deficiency at this segment is discussed in Section 13.0.

[
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TABLE 9-1

NEAR-TERM INTERSECTION OPERATIONS

Near-T Near-Term +
Intersection Control Peak r-lerm Project Delay | Improvement
Type Hour A Required?
Delay* | LOS® | Delay | LOS
issi / AM 303 D 35.7 E 54
1. Mission Ave / Nevada MSSCe Yes
St PM 33.5 D 46.7 E 13.2
- - s - AM 46.4 D 47.6 D 1.2 Y
2. ission Ave / Horne St igna PM 74.8 E 85.5 F 10.7 es
ey Vs AM 10.3 B 11.3 B 1.0 o
3. Alley/ Ditmar St PM 11.0 B 110 B 0.0 o
4 Alled " TS AM 13.1 B 13.1 B 0.0 o
+ Alley /Nevada St PM 12.9 B | 138 | B 0.9 °
AM 14.7 B 16.8 C 21
5. Seagaze Dr/ Nevada St MSSC PM 14.9 B 15.2 C 0.3 No
6. Alley / Future Project AM - - 8.9 A -
Driveway | (west)® LERG PM - - 9.0 A - No
- J AM - - 8.8 A -
7. All_eya Future Pl’OJ:!Cl MSSC No
Driveway 2 (east) PM - - 8.8 A -
Footriotes: SIGNALIZED UNSIGNALIZE
a.  Average delay expressed in seconds per vehicle. SIGNALIZED
b Level of Service. DELAY/LOS THRESHOLDS ~ DELAY/LOS THRESHOLDS
¢. A denotes the increase in delay due to Project
d.  MSSC = Minor Street Stop Controlled Intersection. Worst-Case delay reported. Delay 205 Delay LS
e. Intersection does not exist under “without Project™ conditions. 0.0 = 100 A 0.0 = 10.0 A
10110 200 B 10.110 15.0 B
201w 350 c 15.1t0 25.0 C
31w 550 D 35,110 350 D
55110 80.0 E 35,110 50.0 E
= 80,1 F = 58.1 F

L
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TABLE 9-2
NEAR-TERM STREET SEGMENT OPERATIONS

i Near-Term Near-Term + Project
Street Segment Cap aclt‘\; 'l VICA® Imprm:em?)n t
(LOSE) ADT® | LOS* | vic* | ADT | LOS | vriC Required?
Mission Road
Coast Highway to Home St 15,0001 16,669 F 1.111 17,029 F 1.135 0.024 Yes
Ditmar St
Mission Avenue to Seagaze Dr 10,000 # 2,032 C N/A 2,262 C N/A - No
Nevada St
Mission Avenue to Seagaze Dr 10,000 & 1,120 C N/A 1,550 C N/A - No
Seagaze Dr
Ditmar St to Horn St 15,000°¢ 6,849 B 0.457 7,209 C 0.781 0.042 No
Footnates:
a.  Capacities based on City of Oceanside Roadway Classification Table.
b.  Average Daily Traftic Volumes.
c.  LevelofService
d.  Volume to Capacity mtio.
e. A denotes the increase in V/C due to Project.
£ 2-lane l-way collector assumes same capacilies as 2-Lane Collector (commercial fronting, 2-lanes with 2-way left tucn lane)
g For unclassified local roadways, LOS and ViC need not be provided. 2.200 ADT is assumed LOS € capacity

I
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10.0 ANALYSIS OF BUILDOUT (2050) CONDITIONS

The following section presents the analysis of study area intersections and street segments under
Buildout (2050) conditions without and with the proposed Project.

10.1  Buildout Conditions & Traffic Volumes

Future traffic volumes for Buildout conditions (Year 2050) were calculated using a combination of
sources including the City of Oceanside 2050 Traffic Model, the 40/ Mission Avenue Local
Transportation Study prepared by LLG Engineers, the Oceanside Transit Center Redevelopment
Project Local Transportation Study prepared by Stantec, and a 29% average traffic growth factor
applied to existing traffic volumes (calculated by Intersecting Metrics).

The traffic volume forecast for the majority of the study intersections (intersections #1, 3, 4, 6, and
7) utilized the City of Oceanside 2050 Traffic Model. The remaining study intersections (#2 and #5)
utilized a combination of the 40/ Mission Avenue Local Transportation Study and a 29% growth
factor to forecast the Buildout Year 2050 traffic volumes.

The City of Oceanside 2050 Traffic Model generally includes data for arterial roadways as depicted
in the City’s Circulation Element. However, data for only one of the Project’s study segments
(Seagaze Drive) was included in the Model. As a result, the Oceanside Transit Center
Redevelopment Project Local Transportation Study was used as the source for the buildout volume
for the Mission Avenue study segment.

For collector and local streets in the immediate vicinity of the Project site that aren’t included in
either the Model or any Local Transportation Study, a 29% growth factor was applied to the existing
traffic volumes to calculate the Buildout Year 2050 volumes as directed by Intersecting Metrics.

For the purposes of the analysis, no roadway network improvements were assumed to be in place
under Buildout conditions.

Figure 10~-1 shows the Buildout (2050} traffic volumes. Figure 10-2 shows the Buildout + Project
traffic volumes.

10.2 Buildout without Project Conditions

10.2.1 Peak Hour Intersection Analysis

Table 10-1 summarizes the peak hour intersection operations under Buildout conditions. As shown,
the study area intersections are calculated to operate acceptably at LOS D or better during the AM
and PM peak hours with the exception of Mission Avenue / Horne Street which is calculated to
operate at LOS E during the AM peak hour.

Appendix I contains the Buildout intersection analysis worksheets.

L
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10.2.2 Daily Street Segment Operations

Table 10-2 summarizes the street segment operations along the study area roadways under Buildout
conditions. As shown, the study area street segments are calculated to operate acceptably at LOS C
or better.

10.3 Buildout + Project Conditions

10.3.1 Peak Hour Intersection Analysis

Table 101 summarizes the peak hour intersection operations under Buildout + Project conditions.
As shown, the study area intersections are calculated to continue to operate acceptably at LOS D or
better during the AM and PM peak hours with the addition of Project trips with the exception of
Mission Avenue / Horne Street which is calculated to operate at LOS E during the AM peak hour.

Based on the City of Oceanside’s traffic thresholds and methodology summarized in Section 4,
roadway improvements are not required under Buildout conditions.

Appendix J contains the Buildout + Project intersection analysis worksheets.

10.3.2 Daily Street Segment Operations

Table 10-2 summarizes the street segment operations along the study area roadways under Buildout
+ Project conditions. As shown, the study area street segments are calculated to continue to operate
acceptably at LOS D or better with the addition of Project trips and therefore, based on the City of
Oceanside’s traffic thresholds and methodology summarized in Section o, roadway improvements
are not required.

>
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TABLE 10-1

BuIiLDOUT 2050 INTERSECTION OPERATIONS

Buildout +
. Control Peak Buildout Proiect Delay Improvement
Intersection rojec . .
Type Hour A Required?
Delay* | LOS® | Delay | LOS
- N e AM 17.3 C 18.9 C 1.6
1. ission Ave / Nevada St SSC PM 176 C 20.5 C 29 No
o , ol AM 76.8 E 76.8 E 0.0
2. Mission Ave / Home St Signa PM 513 D 55.0 D 37 No
3 Alleviibi . MSSC AM 11.0 B 11.1 B 0.1
- Alley Ditmar St PM 11.4 B | 14 | B 0.0 No
AL e e AM 10.5 B 11.6 B 1.1 .
- Alley [ Revada St PM 9.9 A | 104 | B 0.5 °
3 G D Nevads S NS AM 17.0 C 214 C 44
+ Seagaze Dy Nevada 5t PM 16.2 c | 169 | ¢ 0.7 4D
6. Alley / Future Project AM S - 8.8 A -
Driveway 1 (west)y® L BRE PM - - 8.9 A 5 Ne
7. Alley / Future Project AM - - 8.7 A -
Driveway 2 (east) © LRSS PM - - 8.7 A - No
Footnotes:
a.  Average delay expressed in seconds per vehicle. SIGNALIZED SLSIGEALIZED
b.  Levelof Service DELAY/LOS THRESHOLDS ~ DELAY/LOS THRESHOLDS
c. A denotes the increase in delay due to Project.
d.  MSSC = Minor Street Stop Controlled Intersection. Worst-Case delay reported. Delay e Delay Los
e. [ntersection does not exist under “without Project” conditions. 0.0 = 100 A 00 = 100 A
10.1 10 200 B 10.110 15.0 B
20.1 w0 35.0 C 15110 25.0 C
35.1t0 55.0 D 25110 350 p
55.110 80.0 E 35.110 50.0 E
= 80.1 F = 50.1 F

.
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TABLE 10-2
BuiLoout 2050 STREET SEGMENT OPERATIONS

T o I T Nl T B Il B0

Mission Road

Coast Highway to Horne St 15,000 ¢ 11,200 D 0.747 11,560 D 0.771 0.024 No
Ditmar St

Mission Avenue to Seagaze Dr 2,200¢ 2,279 C N/A 2,509 C N/A - No
Nevada St

Mission Avenue to Seagaze Dr 2,200¢ 1,238 & N/A 1.668 C N/A - No
Secagaze Dr

Ditmar St to Horn St 15,000¢ 6.600 B 0.440 6.960 B 0.464 0.024 No

Footnotes:

Level of Service
Volume to Capacity rtio.

e anFs

A denotes the increase in V/C due 10 Project.
2-lane 1-way collector assumes same capacities as 2-Lane Collector (commercial fronting, 2-lanes with 2-way lefi turn lane)
For unclassified local roadways, LOS and V/C need not be provided. 2.200 ADT is assumed LOS C capacity

Capacities based on City of Gceanside Roadway Classification Table.
Average Daily Traffic Volumes.
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11.0 PEDESTRIAN, TRANSIT AND BICYCLE MOBILITY

11.1  Bicycle Access

There is currently a Class IT bike lane on Seagaze Drive, and a Class III bike path on Mission
Avenue in the vicinity of the Project site, consistent with the Oceanside General Plan Circulation
Element, September 2012.

The Project will provide a secure bicycle parking room on the first floor of the building that will
have 46 vertical bike parking racks. Five bike lockers will also be available for residents who want
more security. The Project will also provide a bike repair stand with compressed air and outlets for
charging electric bikes. Eight bike racks will be provided on the Seagaze Drive sidewalk, providing
eight additional bicycle parking spaces.

11.2  Pedestrian Access
Sidewalks are provided in each direction of travel along the following roadways: Mission Avenue,
Ditmar Street, Nevada Street, and Seagaze Drive.

Pedestrian access to the site will be provided via Seagaze Drive and a pedestrian entrance via the
Alley where residents would come in and out with bikes or beach stuff. A changing room and
bathroom will be provided on the first floor, outside the bike room, to change out of wet swimming
clothes. An area to wash off sand from beach accessories, etc. will also be provided.

Additionally, the Project will provide landscaping along the streetscape which is designed to
enhance the pedestrian experience.

11.3  Transit Access

The Project is located approximately 0.3 miles from the Oceanside Transportation Center, a major
railway interchange serving both intercity and suburban/commuter services. The station is used
by Amtrak on the route of its Pacific Surfliner service between San Diego and San Luis Obispo. It is
also a terminus for two different regional transit operators - Metrolink, the commuter rail operator
for the Los Angeles area, has two of its services, the Metrolink Orange County Line and Inland
Empire-Orange County Line, that terminate at the Oceanside Transportation Center, while the North
County Transit District (NCTD), the operator for most of the public transport in North San Diego
County, has its COASTER and SPRINTER services also terminating at the Oceanside
Transportation Center. The Oceanside Transportation Center is also served by Greyhound Lines and
numerous BREEZE buses.

Bus routes 303 and 313 and have stops immediately adjacent the Project site at Mission Avenue &
Ditmar Street, and Seagaze Drive & Ditmar Street. A summary of bus routes 303 and 313 is
provided below.

Route 303 has endpoints at the Oceanside Transit Center and the Vista Transit Center. Route 303
serves the following major corridors: Mission Avenue, Douglas Drive, N. River Road, and N. Santa
Fe Avenue. Route 303 has a weekday frequency of 20 minutes.

T
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Route 313 has endpoints at the Oceanside Transit Center and the San Luis Rey Transit Center.
Route 313 serves the following major corridors: Mission Avenue, Division Street, Mesa Drive, and
Rancho Del Oro. Route 313 has a weekday frequency of 60 minutes.

L
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12.0 PARKING ASSESSMENT

The Project proposes 179 studio apartments, including 18 inclusionary units, and 1,581 SF of
commercial retail uses. The Project proposes to provide a total of 149 parking spaces; 142 on-site
garage spaces and seven (7) on-street pull -in spaces on Seagaze Drive.

The City of Oceanside Comprehensive Zoning Ordinance provides parking requirement rates for a
variety of land uses. The parking requirements for each Project component are discussed below.

121 Residential Use Parking Rates

As noted above, the Project proposes 179 studio apartments, including 18 inclusionary units. Per the
City of Oceanside Comprehensive Zoning Ordinance Article 31, Section 3105.B, projects that
reserve at least 10% of the total number of units for low income households, in accordance with
Comprehensive Zoning Ordinance 14C, are eligible for the following concessions to the parking
standards specified in Section 3103: One (1.0) parking space per market-rate studio and one-
bedroom unit; 0.5 parking space per inclusionary studio unit.

The Project will reserve at least 10% of the total number of units for low income households and is
therefore eligible for the parking rate concession detailed above.

12.2 Commercial Retail Parking Rates

The Project proposes 1,581 SF of commercial retail uses. Per the City of Oceanside
Comprehensive Zoning Ordinance Article 31, Section 3103, retail centers with less than 5,000 SF of
GFA are required to provide | space per 300 SF of GFA.

Per Article 12 of the Comprehensive Zoning Ordinance, within the Transit Overlay District (TOD),
the number of on-street parking spaces available on the contiguous street frontage of the site may be
counted toward the total number of parking spaces required for the non-residential components of a
Mixed-Use Development Plan. Since the Project site is located within the TOD, this provision is
applicable to the commercial retail portion of the Project.

12.3 Mixed-Use Parking Requirement Reduction

Per the Comprehensive Zoning Ordinance Article 12, Mixed-Use Development Plans within the
TOD may receive a mixed-use parking requirement reduction of up to 25% based upon all of the
following criteria: a) proximity to the Oceanside Transit Center, b) demonstrated varied peak
demand for parking, and c) project amenities which encourage alternate travel modes. Per Article 12,
the area within % mile from the property boundaries of the Oceanside Transit Center is designated a
TOD. The Project meets the requirements of the mixed-use parking requirement reduction as
follows:

a) The Project site is located 0.3 miles from the Oceanside Transit Center and is therefore
located within the TOD.

k.
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b) A review of the time-of-day distribution parking demand for multi-family and commercial
land uses in the ITE Parking Generation Manual, 5" Edition, shows a parking demand that
varies significantly throughout the day with peak residential parking demand occurring at
5AM and peak commercial parking demand for a variety of commercial retail land uses
including sit-down high-turnover restaurant and drug store, occurring during the middle of
the day. (Sec Appendix K}.

c) The Project will provide the following amenities to encourage alternative travel modes:

= A secure bicycle parking room on the first floor of the building that will have 46
vertical bike parking racks.

» Five bike lockers available to residents who want more security.

= A bike repair stand with compressed air.

*  Qutlets for charging electric bikes.

= Eight bike racks on the Seagaze Drive sidewalk, providing eight additional bicycle
parking spaces.

= Pedestrian access to the site will be provided via Seagaze Drive and a pedestrian
entrance via the Alley where residents would come in and out with bikes or beach
stuff.

= A changing room and bathroom will be provided on the first floor, outside the bike
room, to change out of wet swimming clothes. An area to wash off sand from beach
accessories, etc. will also be provided.

» Additionally, the Project will provide landscaping along the streetscape which is
designed to enhance the pedestrian experience.

Based on the above discussion, the Project meets the requirements of the parking rate concession
outlined in Article 31, Section 3105.B, and the mixed-use parking requirement reduction outlined in
Article 12.

124 Required Parking

Table 12-1 summarizes the parking caiculations for the Project’s residential and commercial retail
uses. As shown, the Project would require the provision of 132 parking spaces. The Project will
provide 149 parking spaces; a surplus of 17 spaces as compared to the requirements set forth in the
City of Oceanside Comprehensive Zoning Ordinance.

2,
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TASLE 12-1

PARKING CALCULATIONS
Use Amount Parking Rate Parking Required
Residential Uses
Studio — Market Rate * 161 DU lperDU? 161 Spaces
-S-tudio-— inclusionary ° 18 DU 0.5perDU"® 9 Spaces
Commercial Retail ® 1,581 SF 1 per 300 GFA 6 Spaces
Parking Requirement Reduction (25%) © (44 Spaces)
Total Required Spaces 132 Spaces
Total Spaces Provided 149 Spaces ¢
Parking Surplus 17 Spaces

Faomaotes:

a.

Projects exceeding base density allowances that reserve units for low and moderate-income households in accordance with the
Comprehensive Zoning Ordinance Chapter {4C.7 are eligible for the following concessions to the parking standards specified in the
scheduled in Section 3103: One (1.0) parking space per market-rate studio and one-bedroom unit; 0.5 parking space per inclusionary studio
unit (City of Oceanside Article 31, Section 3103.B8).

42 712 Seagaze Mixed-Use Development

b.  Per City of O ide Comprehensive Zoning Ordinance Article 31, Section 3103, retail centers with less than 5,000 SF of GFA are
required to provide | space per 300 SF of GFA.

c.  Mixed-Use Development Plans within the Transit Overlay District may receive a mixed-use parking requirement reduction of up to 25%
based upon all of the following criteria: a) proximity to the Oceanside Transit Center, b} demonstrated varied peak demand for parking, and
¢) project amenities which encourage alternate travel modes {Article 12).

d. 142 spaces provided in parking garage and 7 pull-in spaces on Seagaze Drive. Within the Transit Overlay Distnict, the number of on-street
parking spaces available on the contiguous street frontage of the site may be counted toward the total number of parking spaces required for
the non-residential components of a Mixed-Use Development Plan (Article 12).
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13.0 CONCLUSIONS AND RECOMMENDATIONS

Per the City of Oceanside’s thresholds for the determination of the need for roadway improvements,
and the analysis methodology presented in this report, the increase in Project related delay exceeds
the allowable thresholds at the following intersections and segment under Near-Term conditions.

= [ntersection #1: Mission Avenue / Nevada Street
= [Intersection #2: Mission Avenue / Horne Street
= Mission Avenue: Coast Highway to Horne Street

The following improvements are recommended to address the Near-Term operational deficiencies at
these facilities:

*  Mission Avenue / Nevada Street: It is recommended that the Project contribute a fair
share towards the potential signalization of this intersection. The fair share amount is
provided in a fair share technical memo under separate cover. The fair share payment will
be paid to the City’s Thoroughfare and Signal Account. The funds will be used at the
City’s discretion for projects that will improve traffic safety and mobility in the City of
Oceanside.

»  Mission Avenue / Horne Street: It is recommended that the Project install a new advanced
traffic controller (not to exceed $10,000) at this intersection as required by the City
Engineer. .

The improvements listed above at the intersection of Mission Avenue with Nevada Street and Horne
Street will also address the operational deficiency identified at the segment of Mission Avenue
between Coast Highway and Horne Street under Near-Term conditions.

Based on the City of Oceanside’s traffic thresholds and methodology summarized in Section 4,
roadway improvements at the two intersections listed above are not required under Existing or
Buildout conditions.

The Project requires the provision of 132 parking spaces. The Project will provide 149 parking
spaces; a surplus of 17 spaces as compared to the requirements set forth in the City of Oceanside
Comprehensive Zoning Ordinance.

The Project is consistent with the City’s adopted General Plan and is located in a Transit Priority
Area. Therefore, a Transportation VMT Analysis is screened out and was therefore not prepared for
this Project.

.
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