
n April 16 the City Coun
4..J cii awarded a profes
sional services contract to
Torti Gallas and Partners, Inc.,
of Los Angeles in the amount
of $260,000 to prepare a
vision and strategic plan for
Coast Highway. Torti Gallas
and Partners, Inc., is an inter
nationally known urban de
sign and architecture firm
with offices in Silver Spring,
Maryland, and Los Angeles.

The Los Angeles office team,
in conjunction with City staff,
will manage this project. Sub
consultant work will be per
formed by the market and
economic analysts of Robert
Charles Lesser and Company
and transportation, mobility
and parking experts of Nel
son/Nygaard Consulting Asso
ciates.

Work on the project was
initiated on May 1. Since then
City staff and consultant ef
forts have been primarily fo
cused on project area field
work, land use assessment as
well as market, mobility and
parking research and analy
sis. This data will serve to
inform participants of two 1-
week long design charrettes

scheduled to be held in July
and August. The first char
rette will be held from July 28
- August 1 at the Community
Rooms/Civic Center to ad
dress master planning issues
for the North Coast Highway
area. The second charrette
will take place from August 25
- August 29 at the same loca
tion to address master plan
ning of the Mid and South
Coast Highway areas.
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PLANNING CHARRETTES FOR COAST HwY
MASTER PLAN To BE HELD AT CIVIC
CENTER COMMUNITY ROOMS

Neal Payton, AlA, Vice President of Torti Gallas and Partners Inc. facili
tates charrettes for communities nationwide.

SiGil. IIeose jUl11 US UiIS UIii- pdL ill IdUIllLdLU ITILiEiS LU generations to come.mer during two charrettes in share your thoughts, monitor
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CHARRETTE 101

Chamfte,guidingpn½dples:

• Involve eveiyone from

the start

Aiyone who might have au
opinion or be afficted by the
p/an should be iiwolvedfiom
the beginning. By asking

people to rolliq) their sleeves
imd work with the design

• team, theproccts,gtiins mutual
auihoizbzb md

-

Life today is more demand
ing than ever before. Ocean
side residents as well as busi
ness and property owners
balance jobs and families in a
sometimes all too-short 24-
hour day. So why take the
time to get involved in helping
plan the future of Coast High
way?

The answer is simple: It’s an
investment, guaranteed to
pay dividends to an entire
community. You can make a
difference that will change
Oceanside for generations.

Cities rely on an involved
citizenry to make the best
decisions. All too often, peo
ple wait until after a project is
finished before going to City
Hall to raise their concerns.
By then, it’s often too late.
But it’s the citizens a City
seeks to serve. They spend
the most time driving the
streets, shopping in a city’s
stores, using all of the ser
vices a city offers. Have you
ever found yourself wondering
why the city doesn’t fix a cer
tain problem, when the an
swer seems simple to you?

The Coast Highway charrettes
offer you the chance to get
involved in the process from
the beginning, to offer your
ideas and solutions and ulti
mately see the vision become
a reality in a way that would
benefit you, Oceanside and its
visitors.

It’s a chance for you to work
with others in the community
on a unique level. This is an
opportunity to team with
neighbors and literally build a
better Oceanside. Coast High
way is part of California’s
legend, and you can be part
of its future.

Also, the more people in
volved in the process, the
better the project is at the
end. Oceanside is diverse
and its citizens have an amaz
ing variety of life experiences.
With more people involved,
more opinions will be heard,
more ideas will surface and
the final project will be more
polished, complete and reflec
tive of the community’s vision.

PLANNING CHARRETTES FOR COAST HWY MASTER PLAN
To BE HELD AT Civic CENTER COMMUNITY ROOMS

The Coast Highway
Vision & Strategic Plan

NEXT STEPS:
A developer’s forum for the
Coast Highway master plan is
tentatively planned for Septem
ber.

The vision and strategic plan
will be further refined and pre
sented to city Committees and
Commissions in the Fall and
Winter.

Conclusion of the master
planning process for the vision
and strategic plan is antici
pated by spring of 2009 with a
presentation to the City Council.

For more information contact
Amy Volzke, Principal Planner
at 760-435-3534 or

CITY OF
OCEANSIDE

WHY SHOULD I GET INVOLVED?
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CHARRETTE PROJECT AREA IMPORTANT TO
OCEANSIDE’S HISTORY

Coast Hwy, and the
neighboring residential areas
along its side, have a rich
legacy going back to the
founding of the City. Its his
tory goes back to the 1800’s
and Andrew Jackson Meyers,
Oceanside’s founder.

In 1881 Meyers, a rancher
and storekeeper, who had
settled in the San Luis Valley
in the 1870’s applied and
received a homestead grand
for the land that is now part of
downtown Oceanside. Dur
ing this time the railroad was
also being build to connect
Los Angels and San Diego. In
1883 Meyers received a pat
ent for the 160 acre tract of
land on the south bank of San
Luis Rey river and hired L.L.
Lockling to survey a town
called Ocean Side with the
railroad station as its center.
By 1885 when another survey
was completed by Cave Couts
Jr. the name for the new town
was Oceanside.

From its beginnings Ocean
side was a tourist and railroad
town. The California Southern
railroad connected Oceanside
with San Diego. The San
Diego Central brought freight
and travelers from Escondido
and Poway. Los Angeles traf
fic reached Oceanside via San
Juan Capistrano and Santa
Ana.

Within a few years the new
town started to take shape
with homes built in the areas
known today as the North
Townsite and Seaside
neighborhoods and busi
nesses on either side of Hill
Street (Coast Hwy) to serve
residents and visitors.

Oceanside’s population of
450 in 1892 relied on the
railroad, horses and buggies
and dusty roads to get them
to their destinations. Only few
wealthy individuals had ac
cess to motor cars and those
were used mostly for recrea
tional purposes. By 1910 cars

started to appear more regu
larly on Oceanside area dirt
roads.

In 1912 Hill Street, which
was part of the passageway
from Los Angeles to San
Diego, became State Route 2.
The 1916 flood washed away
much of the early road and
the San Luis Rey bridge. By
1918 a new 15-foot wide
concrete road was built and
through the Southern Califor
nia Auto Club’s Touring Top
ics, great road signage cam
paigns and road maps as well
as the well attended 1915-
1916 Panama/California
Exposition, Oceanside as
sumed its position as the
‘Gateway to San Diego”. In
1925 Coast Hwy became
designated as U.S. Route
101.

Through the 1920’s, 30’s
and 40’s the car culture phe
nomenon literally drove the
expansion of auto related

businesses up and down Hill
Street, lining up its frontage
with service stations, auto
agencies, and auto supply
stores along with hotels and
restaurants that served travel
ers that were making their
way through Oceanside. In
1944 the 101 Café, became
the first restaurant in Ocean
side and one of the first in
Southern California to offer
drive-in and curb service.
By 1945 Coast Hwy had lost
its ability to safely carry the
increased volume of traffic
through town and plans for
the construction of a new
freeway were discussed.

With the completion of High
way 5 in 1953, Coast Hwy
started to experience an eco
nomic decline. Since 2000,
redevelopment in the core of
the downtown area is starting
to breathe new life along the
corridor.

“Ocea,,side.’ where left
iS wo,W, l2iR. :

--

I.-.’.

Oceanside’s beginnings
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1. Design on a human
scale: Compact, pedes
trian-friendly communi
ties allow residents to
walk to shops, services,
cultural resources, and
jobs and can reduce
traffic congestion and
benefit people’s health.

2. Provide choices: People
want variety in housing,
recreation, and employ
ment. Variety creates
lively neighborhoods and
accommodates residents
in different stages of

3. Encourage mixed use
development: Integrating
different land uses and
varied building types
creates vibrant, pedes
trian-friendly, diverse

4. Preserve urban centers:
Restoring, revitalizing,
and infilling urban cen
ters takes advantage of
existing streets, services,
and buildings and avoids
the need for new infra
structure. This helps to
curb sprawl and promote
stability for city neighbor-

5. Vary transportation op
tions: Giving people the
option of walking, biking,
and using public transit,
in addition to driving,

Recent trends in the global
economy -industrial clustering
and specialization, diversifica
tion of the workforce, reinte
gration of work and home- are
placing a premium upon com
munity character and quality
of life. Why? First, companies
realize that their workers want
to live in communities that
offer reasonable commutes,
vibrant social life, environ-

reduces traffic conges
tion, protects the envi
ronment, and encour
ages physical activity.

6. Build vibrant public
spaces: Citizens need
welcoming, well-defined
public places to stimu
late face-to-face interac
tion, collectively cele
brate and mourn, encour
age civic participation,
admire public art, and
gather for public events.

7. Create a neighborhood
identity: A “sense of
place gives neigh bor
hoods a unique charac
ter, enhances the walk
ing environment, and
creates pride in the com

tal amenities, housing and
transportation choice.
To retain and attract their
employees, companies must
locate in such environments.
Second, business is increas
ingly conducted beyond the
boardroom —in cafes, restau
rants, health clubs, public
spaces, etc.— where people
come together, converse
share ideas and network...

munity.
8. Protect environmental

resources: A well-
designed balance of
nature and development
preserves natural sys
tems, protects waterways
from pollution, and pro
tects property values.

9. Conserve landscapes:
Open space, farms, and
wildlife habitat are es
sential for environ
mental, recreational, and
cultural reasons.

10. Design matters: Design
excellence is the founda
tion of successful and
healthy communities.

Lastly, the private sector in
the new economy equates
competitive advantage with
the ability of being where the
action is and to them the
action is in urban or town
centers. Although technology
frees them to locate any
where, it is proximity to sup
pliers, a workforce and net
works that is drawing busi
ness to the central business
district

AlA’s 10 PRINCIPLES

FOR LIVABLE COMMUNITIES

ithe

J

their lives. Mixed-use developments create vibrant communities

communities.

hoods.

ECONOMIC TRENDS & CAPITALIZING ON
QUALITY OF LIFE ASSETS
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The emphasis on place
presents enormous opportu
nities for communities to
capitalize on their quality of
life assets and to employ
them as a tool for economic
development. Doing so re
quires communities to think
of quality of life as a com
modity that can be cultivated
and managed.

Communities need to make
strategic decisions that im
prove rather than harm liv
ability and make them lucra
tive places for business, and
labor to locate.

Opportunities for revitaliza
tion of business districts and
concerns for a more sustain
able environment are con
stantly emerging in response
to the realities of modern life.

In late 2001, the Urban
Land Institute (ULI) convened
a task force of 17 planning
and development experts,
under the chairmanship of ULI
Trustee A. Eugene Kohn of
Kohn Pedersen Fox in New
York to focus and address
business district revitalization
issues.

In reinventing suburban
business districts, the task
force considered essential
that the certain principles be
applied during the strategic
planning and development
stage in order to maximize the
place-making dividend — the
intrinsic value that accrues to
a community when districts

The new economy values
distinctive places that have,
the talent, technology and
infrastructure to sustain com
petitive advantage. Talent is
attracted to sociable commu
nities -places with destina
tions, public and civic spaces,
environmental amenities-
where they can come together
with colleagues and friends
either through planned or
chance encounters.

Technological innovation is
creating a wired society. Com
panies value offices and
homes that are rewired to

possess a strong sense of
place. The principles can be
summarized as follows:

.

business district.

• Building community sup
port by developing con
sensus among citizens,
government and the pri
vate sector.

• Developing a strategic
plan supported by the
community and drawn on
professional expertise.

• Rethinking existing zon
ing regulations to allow
mixed uses that can be
modified over time as the
needs of the community
evolve.

• Creating interconnected,
pedestrian friendly,

enable easy interaction be
tween home and office. Aside
from communication infra
structure, the new economy
demands physical infrastruc
ture that reduces the cost of
business. This means build
ings that can be quickly recon
figured and constructed,
housing of varying types and
costs, development patterns
that are predictable, and
transportations systems which
increase mobility.

mixed use districts from
existing super-blocks.

• Embracing mixed uses that
offer the community a
wider range of goods, ser
vices and experiences in
one location.

• Creating pedestrian
friendly places that en
courage interaction.

• Offering a choice of trans
portation modes such as
pedestrian, bicycle and
automobile options.

• Forming public/private
partnerships to minimize
risk, develop strategies
and implement change.

Sharing and managing
parking to reduce the num
ber of spaces required and
consolidating more uses
within buildings to encour
age pedestrians.

Source: Smart Growth Network

Trends that suoDort smart growth at a gig nce

• Companies expand or relocate in places that score high in terms of quality of life

• Aging baby boomers are heading back to cities in search of a more convenient urban lifestyle

• Younger households believe urban areas are the cool places to live

• 30% of the market would consider new urbanism but in some markets supply is limited to 15%
• Traffic congestion is fueling in-tdn demand.

• Local and regional governments are actively seeking alternatives to low density development

Source RCLCO

ULI’S PLACE MAKING PRINCIPLES FOR
REINVENTING BUSINESS DISTRICTS

“Creatingpedestrian-
friend/yplat’es thai
encourage l,trac:

makes econQrnic sense”

Realistically assessing
the market position and
potential for a suburban

•

:1
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MAKING TRANSIT ORIENTED
DEVELOPMENT WORK

¶TODs are ypic4’y

located within afive

•mtivclk oJa.

fransit stop; or about

uartfr-milefrztop
•

-

edg-”.

Even a cursory glance
around the country reveals
almost exponential growth in
interest in transit oriented
development (TOD). New
TOD5 are on the drawing
boards everywhere, from
Alaska to Florida. Potential
benefits range from more
compact development and
less automobile dependence,
to new retail opportunities
and improved quality of life.

Many developments that are
touted as transit oriented
development, however, fail to
live up to their potential - even
if they are located close to rail
stations or frequent bus
routes. As a result, the poten
tial benefits, including in
creased transit ridership, are
often lost.

Indeed, these pseudo-TOD5
are often little different from
their auto-oriented counter
parts. We now have “transit
oriented” big box retail and
single-story office parks, set
in seas of parking. In many
cases, housing developments
with just six units to the acre
are being advertised as TOD5.

Many developments labeled
transit oriented would in fact
be better described as transit
adjacent. They lack the den
sity, design and mix of uses
necessary to take full advan
tage of their transit resources.

One of the most obvious
signs is parking provision. If
conventional parking ratios
are used, derived from sub
urbs that have little or no
transit, the developers and
planners are by definition
assuming that the travel be
havior of residents and work
ers will not be influenced by
the availability of transit. This
can then turn into a self-
fulfilling prophecy, since the
availability of abundant, free
parking is a key factor pro
moting automobile use.

assess the difference be
tween true transit-oriented
development, which will de
liver the promised economic
and social benefits, and tran
sit adjacent development. A
true TOD will include most of
the following:

The transit-oriented de
velopment lies within a
five-minute walk of the
transit stop, or about a
quarter-mile from stop to
its edge. For major sta
tions, offering access to
frequent high-speed ser
vice, this catchment area
may be extended to the
measure of a 10-minute
walk.

• A balanced mix of uses
generates 24-hour rider-
ship. There are places to
work, to live, to learn, to
relax and to shop for
daily needs.

• A place-based zoning
code generates buildings
that shape and define
memorable streets,
squares and plazas,
while allowing uses to
change easily over time.

• The average block pe
rimeter is limited to no
more than 1,350 feet (a
five minute walk). This
generates a fine-grained
network of streets, dis
persing traffic and allow
ing for the creation of
quiet and intimate thor
oughfares.

• Minimum parking re
quirements are abol
ished.

• Maximum parking re
quirements are insti
tuted: for every 1000
workers, no more than
500 spaces, and as few
as 10 spaces, are pro
vided.

• Parking costs are
“unbundled,’ and full
market rates are charged

for all parking spaces.
The exception may be
validated parking for
shoppers.

• Major stops provide Bike
Stations, offering free
attended bicycle parking,
repairs, and rentals. At
minor stops, secure and
fully enclosed bicycle
parking is provided.

• Transit service is fast,
frequent, reliable and
comfortable, with a head
way of 15 minutes or
less. Technology choice -

heavy rail, light rail or
bus rapid transit - is far
less relevant than service
frequency and speed.

• Roadway space is allo
cated and traffic signals
timed primarily for the
comfort and convenience
of pedestrians, cyclists
and transit riders.

• Automobile Level of Ser
vice (LOS) standards are
met through congestion
pricing measures, or
disregarded entirely.
Transit, pedestrian and
bicycle LOS standards
are defined and priori
tized over auto LOS in
the station area.

• Traffic is calmed, with
streets physically de
signed to limit speeds to
30 mph on major streets,
and 20 mph on lesser
streets.

Source: Nelson/Nygaard

Nelson\Nygaard has devel
oped a 12-point checklist to
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ABOUT THE

CONSULTANT

Torti Gallas & Partners
Established in Silver

Springs, Md., in 1953 Torti
Gallas and Partners is one of
the largest architectural and
planning firms headquartered
in the Washington Metropoli
tan area. Torti Gallas has
extensive experience with all
types of master planning and
building projects in the resi
dential, commercial, TOD in
both national and interna
tional markets. Since their
founding these projects have
yielded billions of dollars of
construction.

The Torti Gallas design phi
losophy is based on the inex
tricable relationship between
urban design and architec
tural issues. The firm is dedi
cated to the holistic design of
the built environment, which
includes both the responsible
development of Greenfield
site and the revitalization and
redevelopment of inner cities
and suburbs with a focus on
designing places and build
ings that form communities.

Density
Quantity of buildings and

users, usually measured in
terms of dwelling units per
acre.

Floor Area Ratio (FAR)
The ratio of the floor area

inside a building to the area
of its lot If a one-story build
ing covered its lot completely,
its F.A.R. would be 1.

Infrastructure
Physical public service im

provements, including utili
ties, streetscapes and thor
oughfares, but excluding
buildings.

Neal Payton
(Torti Gallas & Partners)

Torti Gallas is committed to
the principles of New Urban
ism. The firm strives to create
communities that are socially,
economically and physically
viable by designing pedes
trian-friendly environments
that connect to the surround
ing community.

Torti Gallas and Partners
has gained national acclaim,
and has won the American
Institute of Architects prestig
ious Honor Award six out of
the last eight years. In all the
firm has won over 300 inter
national, national and local
design awards for planning
and design.
Robert Charles Lesser & Co..
LLC

Robert Charles Lesser &
Co., LLC (RCLCo) is the lead
ing independent real estate
advisory firm in the country.
With three offices, the firm
works on over 300 projects
every year for regional, na
tional and international real
estate companies; corpora
tions; institutional investors;

Mixed-use
Multiple functions within the

same building or the same
general area.

Pedestrian shed
The distance that most peo

ple will walk, rather than
drive. Provided the environ
ment is pedestrian friendly
(equivalent to one-quarter of
a mile or 1,320 feet).

Setback
The minimum distance be

tween the lot line and the
building exterior wall.

and international and domes
tic private investors.

RCLCo has experience in
understanding how regions
grow and how growth pres
sures affect local market
dynamics. RCLCo has offices
in Bethesda, Md., Los Ange
les, Atlanta and Washington
D.C.

Nelson/Nvaard Consulting
Associates Inc.

Nelson/Nygaard headquar
tered in San Francisco, is
distinguished by its commit
ment to planning transporta
tion systems and identifying
mobility, improvements that
help build and support vi
brant, sustainable communi
ties. Covering all modes of
transportation, they special
ize in transit, transit oriented
development, accessibility
and tools that balance the
needs of each mode.

Since its inception in 1987,
Nelson/Nygaard has grown
into a nationally recognized
firm with four offices covering
North America.

Terminated vista
The view that occurs at the

end of a thoroughfare.

Urban Fabric
The general physical aspects

of urbanism, emphasizing build
ing types, thoroughfares, open
space, streetscapes and front
ages apart from environmental,
functional, economic, and
soclo-cultural aspects.

Vernacular
The common heritage and

language of building in a re
gion.

Source: Lexicon of New Urbanism

CHARRETTE TEAM

Bob Gardner Patrick Siegman
(RCLCo) (Nelson/Nygaard)

“C/ithe#es a
orgamed to encouta<ge

the partzczpalzon of all”

CHARRETTE TERMINOLOGY



City of Oceanside
DeveloDmem Services Department - Advance Planning
300 N. Coast Hvy

Oceanside, GA 92054

(760,) 435-3534
(760,) 754-2958

evoIzke@cLoceanside.ca.us

CAN’T ATTEND THE cHARRETTE?

Participate Online!

The charrette method of planning thrives on participation, so we don’t
want to make your physical attendance a prerequisite to getting in
volved. If your schedule doesn’t permit you to drop by, visit us online
instead at the City of Oceanside’s website www.oceansid&ca.us under
Coast Hwy Master plan.
You will find background information and updates of what’s going on.
Plus you are always welcome to share with staff via e-mail your thoughts
and ideas and we will have them forwarded to the design team at work.

I
project manager:

This publication has been prepared by the Oceanside Development Services Department -

Advance Planning section, as part of the public outreach effort for the Coast Hwy Wsion
and Strategic Plan.

If you have any further questions about this master planning effort please contact the

Amy V-olzke, Assoc. AlA

Principal Planner

We’re on
the Web!

TEL:

FAX

E-mail:



North Coast
Highway Area

Mid-Coast Highway!
Downtown Transit Center Area

CITY OF
OCEANSIDE

Tansil CQnidor

Futuce SpnnterTrarsit Stan

The Coast Highway
Vision & Strategic Plan

South Coast Highway!
Sprinter Station Area
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