DATE: January 16, 2008
TO: Chairman and Members of the Community Development Commission

FROM: Economic and Community Development Department

SUBJECT: CONSIDERATION OF TWO RESOLUTIONS; ONE CERTIFYING A FINAL
ENVIRONMENTAL [IMPACT REPORT (EIR) AND ADOPTING A
MITIGATION MONITORING AND REPORTING PROGRAM, FINDINGS
AND A STATEMENT OF OVERRIDING CONSIDERATION AND A
RESOLUTION APPROVING TENTATIVE MAP (T-204-06},
DEVELOPMENT PLAN (D-213-06), CONDITIONAL USE PERMIT (C-208-
06) AND REGULAR COASTAL PERMIT (RC-215-06) FOR THE
CONSTRUCTION OF A 336-UNIT HOTEL, 48-UNIT FRACTIONAL
TIMESHARES AND 18,500 SQUARE FEET OF VISITOR-SERVING
COMMERCIAL USES LOCATED ON TWO CITY BLOCKS BOUNDED BY
PIER VIEW WAY, SEAGAZE DRIVE, MYERS AND PACIFIC STREETS -
OCEANSIDE BEACH RESORT - APPLICANT: S.D. MALKIN
PROPERTIES, INC.

SYNOPSIS

The item under consideration is a Tentative Map, Development Plan, Conditional Use
Permit and Regular Coastal Permit for the construction of approximately 336-unit hotel,
48-unit fractional timeshares and approximately 18,500 square feet of visitor-serving
commercial uses located on two blocks bounded by Pier View Way on the north,
Seagaze Drive on the south, Myers Street on the east and Pacific Street on the west;
and the Final Environmental Impact Report (EIR) for the Oceanside Beach Resort.
Staff is recommending certification of the EIR, adoption of overriding considerations
pursuant to CEQA guideline 15093, and approval of the Tentative Parcel Map,
Development Plan, Conditional Use Permit and Regular Coastal Permit and adoption of
the resolutions as attached.

BACKGROUND

in 1975, the City of Oceanside adopted a Redevelopment Plan for revitalization of 375
acres located in the northwest portion of the City.  An EIR addressing the Redevelopment
Plan was prepared and certified in 1975, In 1979, a Master EIR was finalized for the entire
redevelopment area that addressed environmental issues for each of the 13 subdistricts
created in 1978, within the Project Area (including Subdistrict 12, referred to as the "Pier
Complex,” which includes the Oceanside Beach Resort). [In 1981, a Supplemental EIR
was adopted for changes in land use designation for 10 of the 13 subdistricts. The 1882
amendments to the Redevelopment Plan do not pertain to the development site.



in 1892, the Redevelopment Plan was amended to 15 subdistricts.  In addition, the
amendment alsc increased the allowable height from 45 feet to 140 feet if certain
development design standards such as view corridor preservation. setbacks at the corners
and other measures are met. This amendment also removed the requirement that one-
third of the South Strand area be reserved for visitor and commercial uses. To offset this
provision, minimum requirements for development of visitor serving commercial uses were
imposed in the pier area subject to approval of a Master Plan for the nine-block area east
of Pacific Street, between Civic Center Drive and Seagaze Drive.  The Nine-Block Pier
Area Master Plan was approved by the Community Development Commission on April 5,
2000. On Aprit 13, 2005, the City Council selected S.D. Malkin as the developer for this
City owned site. On September 7, 2005 the CDC approved a Negotiation Agreement with
S.D. Malkin.  On August 6, 2006, the CDC entered intoc a Memorandum of Understanding
with S.D. Malkin.

The City conducted several meetings with a variety of stakeholder groups throughout the
Request for Qualifications and Request for Proposals process which resulted in the final
design to include a 500-person conference/baliroom as well as other amenities.

Land Use and Zoning: The subject site is located within Subdistrict 12 of the "D"
Downtown District.  Subdistrict 12 is primarily intended to provide a special
tourist/visitor-oriented Subdistrict that relates to the pier, ocean, beach, marina and
freeway. Hotels and timeshares are allowed with approval of a Conditional Use Permit.
Permitted uses also include commercial recreation, entertainment, retail sales and
eating and drinking establishments.

Minimum front and comer side yard setbacks of 10 feet are required except along Mission
Avenue. Setbacks for lots fronting on Mission Avenue are required to maintain a 50-foot
setback from the centerline of the street. No minimum is required for side and rear
setbacks unless the side or rear yard fronts on Mission Avenue. In this case, a 50-foot
setback is required.

Structures are restricted to a height of 45 feet from the existing grade except that
additional height, up to a maximum of 140 feet, may be approved with a conditional use
permit (CUP) on a case-by-case basis. Exceptions may be considered for: (a) all
nonresidential uses except as otherwise noted in the reguiations or (b} master plan mixed-
use projects located within Subdistrict 12, if the Commission finds superior design results
incorporating the design standards included in the Additional Development Regulations of
the Zoning Ordinance. Specifically these regulations require that the development design:

not exceed a maximum site coverage of 60 percent based on the entire gross
acreage of the Master Site Plan;

orovide additional setbacks at the corners of the center block (bounded by Pacific
Street, Mission Avenue, Myers Sireet and Pier View Way) for plazas;

provide a pedestrian promenade adjacent to deveiopment on Pacific Street;
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provide a minimum of 30 percent of the entire Master Site Plan for public or semi-
sublic recreational purposes;

preserve view corridors through staggered building envelopes or breezeway
requirements;

not exceed a maximum 4.0 floor area ratio (FAR) within Subdistrict 12, based on
gross acreage of the entire Master Site Plan area;

not exceed 140 feel in height with towers oriented with their long axis parallel to the
ocean sight line and the east-west sfreets.  Only minimal encroachments are
permitted to maximize view corridors. Upper floors are to be stepped back with
plane breaks in the roof or parapet for interest.  Mid-rise tower facades must
feature multifaceted plane breaks and horizontal cornice and frieze elements.
Towers must rise from a horizontally articulated building base and must include
profruding balconies, colorful awnings, fenestration, iron railing, etc.

permit only uses which are transient residential/visitor-serving accommodations in
nature to achieve the maximum height of 140 feet and only 30 percent of the
Master Plan may achieve this maximum height;

imit all other uses to a maximum height of 90 feet, and only 30 percent of the
Master Site Plan may achieve this mid-height;

require that the development design limit all other structures (the remaining 40
percent of the Master Site Plan) to a maximum height of 45 feet.

Local Coastal Program: The City of Oceanside Local Coastal Program provides
guidelines for land use development within the Coastal Zone portion of the redevelopment
area. The City of Oceanside LCP was first adopted in 1985 (City of Oceanside 1985).

The LCP designates the Oceanside Beach Resort site as “Coastal Dependent,
Recreation, and Visitor-Serving Commercial.” The LCP describes the land use category
as follows:

“This land use category encompasses specialized commercial uses that are directly
dependent, supportive or related to the coast. Such uses provide services or goods
for coastal industries or recreationists, and include boat slips, supplies, and service;
diving, commercial fishing, and sport fishing establishments; restaurants, snack
bars and convenience markets; gift, sundries, and novelty shops; transient
accommodations, such as hotels, motels, tourist cottages, campgrounds and
recreational vehicle parks; and recreational equipment rentals”.

The LCP was amended by the City in 1992 with subsequent minor changes approved in
1894 and 1995, The 1992 amendment added policies that would assure visitor-serving
commercial uses are provided in the Oceanside Pier area. The 1892 amendment
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replaced the previous LCP zoning ordinance and design guidelines with a new Article 12,
‘07 Downtown District Ordinance. The LCP format was changed from 13 land use districts
to 15 subdistricts and limits were placed on building heights for each subdistrict in the ‘D7
Downtown District.

in December 2007, the LCP was amended by the City to include language regarding
fractional time shares. This amendment was approved with some suggested modified
language which requires approval by the Coastal Commission.

Nine-Block Master Plan: Amendment number 1-81 of the City’s LCP, certified by the
Coastal Commission in October 1992, required the City fo prepare a master plan for the
three blocks situated in Subdistrict 12 and the six blocks to the east of Subdistrict 12 in
Subdistrict 1. The purpose of the master plan requirements is to assure that development
of the nine-block master plan area includes a minimum of 240 hotel rooms and 81,800
square feet of visitor-serving commercial spaces.

fn accordance with this requirement, the City prepared the Nine-Block Pier Area Master
Plan (Master Plan), which was adopted by the Community Deveiopment Commission on
April 5, 2000, and approved by the Coastal Commission staff as a future development
review document. The adopted Master Plan presents two alternatives to meet the
requirements of Amendment 1-91. Alternative 1 would consist of a single development
phase for the three blocks in Subdistrict 12 which would resutlt in the entire requirement
being fulfiled by development of Subdistrict 12. Alternative 2 would assign a prorated
portion of the requirement to the three blocks of Subdistrict 12 and the remainder to the six
blocks in Subdistrict 1.

Site Review: The subject site consists of a two-block area (approximately 2.75 acres)
bounded by Pier View Way on the North, Seagaze Drive on the south, Myers Street on the
east and Pacific Street on the west. The northern block is vacant and the maijority of the
southern block is vacant; however, a portion of the southern block consisis of several
single-family residences, one of which is the historic Graves House (otherwise known as
the “Top Gun House”). The Graves House will be relocated to the northern block,
restored and eventually utilized as an integral part of the overall project design. The
remaining units will be demoilished as part of the development of this project.

The subject site topography is relatively flat, with less than a three-foot grade differential
between the highest and lowest points of the site. Due to the proposed two levels of
underground parking, approximately 113,000 cubic yards of soii will be exported.

The subject site and the surrounding area has historically been utilized as commercial and
industrial uses In association with the adiacent AT&SF railroad tracks located one block
east of the site.  Currently, this area is in fransition with the completion of the 168-unit
Wyndham Timeshare Resort located immediately north of the subject site in addition to the
proposed 5-block CityMark Development Plan which consists of 231-unit multifamily
condominiums, 124-unit hotel and 48,000 square feet of visitor-serving commercial located
east of the site.
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Project Description: As mentioned, the propoesed project encompasses a two-block area
that includes the discretionary actions which are described as follows:

Development Plans for the Beach Resort Project and all related support facilities;
Regular Coastal Permit for the Beach Resort Project;

Tentative Map to allow for the subdivision of varicus segments of the resort;
Conditional Use Permit for the hotel, timeshares and support facilities including
overall height of the buildings.

the Beach Resort Project design is characterized as beach cottage-style architecture
which complements several existing residences with a similar style of design located on
both The Strand and Pacific Street.  The project proposes several design elements
consistent with beach cottage style including decorative shingled siding, dormers, balcony
railings, low-pitched roofs and ftrellises. The detail of the first two stories provides a
pedestrian feel, and the incorporation of the historic Graves house on the northern block
also reinforces the beach cottage design. The buildings for both blocks are stepped back
to reduce the size and bulk and to also increase the view corridors and provide for more
public open space.

Access to the northern block will be from Myers Street and the southern block will be from
both Myers Street and Mission Avenue, with additional valet drop-off points on Pacific and
Seagaze. The loading and unioading, trash facilities and services entrances are generally
located on Myers Street for both blocks. Parking would be provided in two underground
parking levels which also includes the area undemeath Mission Avenue, with
approximately 540 parking spaces. In addition, approximately 225 off-site grade-level
parking spaces, of which 40 would be designated for the Beach Resort development,
would be provided in the City-owned proposed parking lot bounded by Tyson Street on the
north, Oak Street on the South, South Myers Street on the west and the railroad tracks on
the east.

Northern Block: The northern block consists of up to 95 units, including a combination of
hotel rooms and no more than 15 percent of fractional timeshare units along with an
approximately 5,881-square-foot restaurant, approximately 4,036 square feet of visitor -
serving commercial space, to include a coffee shop, in addition to the relocated 912-
square-foot Graves house. The northern wing is planned for timeshare units and the
southem wing is planned for a boutique hotel. The pool and terrace are located on the
fourth floor of the connecting portion of the building. The retail shops would sell gifts and
sundries, ice cream, baked goods, and such items appropriate for timeshare and hotel
guests and the general public at this beachside location. The northern block is set back
from the property lines at 15 feet on the north, 15 feet on the scuth, 15 feet on the east
and 15 feet on the west.  The northern block proposes an approximately 23,000-square -
foot public plaza with approximately 1,926 square feet of interior public amenities. The
maximum height of the buildings is 90 feet.

Southern Block: The southermn block consists of up to approximately 289 unifs in a hotel
with the guest rooms generally occupying the third through the eight floors. The ground
floor consists of a lobby, approximately 1,858-square-foct restaurant, lounge,
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approximately 280-square-foot gift shop, adminisirative offices and approximately 15,000
sqguare feet of banguet/baliroom and meeting rooms.  The approximately 7,200-square-
foot spa is located on the second floor.  The pool and approximately 1,800-square-foot
fitness center are located on the third floor.  The southern block is set back approximately
10 fest on all sides. The southern block proposes approximately 1,650 square feet of open
space and approximately 9,300 square feet of interior public amenities. The maximum
height of the bulidings is approximately 80 feet.

Public Open Space: More than 36,000 square feet (30 percent} of the private
development site would be public or semi-public recreational space. Exterior space in this
category, consisting of the public plazas would be approximately 25,000-square-feet. The
southern block consists of the public open-air plaza and conference center and break-out
terrace. The northern block consists of a public open space courtyard park with fountains,
ponds and outdoor lawn terrace. Although the plaza and terraces and setbacks from the
public rights-of-way would be private property, with the exception of minor areas they
generally would be open to the public, with limited or no barriers between them and the
public right-of-way.

Environmental Review: Due io the significance of the project and its location, the
proposed development has been through an extensive environmental review process. A
Final Environmental Impact Report (FEIR) has been prepared for the proposed
development. The accuracy and adequacy of the FEIR will be considered and, if
appropriate, the report will be certified for compliance with the California Environmental
Quality Act (CEQA).  Substantial public comments were received on the Draft EIR.
Responses to those comments have been prepared and are included in the FEIR.

A number of issues were identified as being potentially significant, and are therefore
addressed in the FEIR. These issues are as follows:

Land Use H. Noise
Traffic, Circulation and Parking | Air Quality
Cultural Resources J. Hydrology/Water Quality
Climate Change K. Palentological Resources
Public Services and Utilities L. Aesthetics

 Geology and Soils M Recreational Resources
Hazardous Materials

ONMUO® P

An in-depth discussion of all of the potential environmental impacts and mitigation
measures s contained within the FEIR.  Also included in the FEIR is an analysis of
alternatives for the proposed development.  The four alternatives evaluated are: {1) no
project alternative, (2) reduced project alternative, (3) historic resource alternative and (4)
environmentally superior alternative.

The FEIR analyzed the environmental effects of the proposed development as required by
CEQA. The direct and indirect environmental effects, mitigation measures o reduce or
eliminate the identifled impacts and alternatives for the proposed development are
included in the analysis. The FEIR also included an assessment of the potential individual
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nd cumulative impacts from the proposed Oceanside Beach Resort proposal and other
proposed redevelopment aclivities in the area.

Cutlined below is a summary of the significant bul mitigable impacts, as well as the

significant but unmitigable impacts.

Significant but Mitigable Impacts: The FEIR concluded that the project’'s direct and
cumulative environmental impacts to public services, recreation, air quality, hydrology,
geology/soils, hazardous materials, noise, water qualily, and palentological resources are
less than significant or can be substantially lessened or avoided if all of the mitigation
measures are implemented.  Listed below are each of the impacts and the required
mitigation measures.

Aesthetics: The proposed project is of similar height and bulk as the Wyndham/Fairfield
timeshare project. The proposed project would be considered to be an improvement
upon the existing visual character of the site, which has a blighted visual appearance
due to the unattractive temporary-surface parking lot, construction staging areas and
vacant land.

Air Quality: The proposed project is consistent with the San Diego Air Pollution Control
District (APCD) air quality management plans and the project would not conflict with or
obstruct implementation of the applicable air quality plans. In addition, air pollution
caused by construction of the proposed project is considered short-term and is not
considered significant.

Hydrology: Localized flooding currently occurs in the project area due to an inadequate
storm drain. Reguired mitigation inciudes the City of Oceanside street and drainage
facility improvements along Pier View Way and Pacific Street which will be completed
prior to construction on this project. In addition, the project has been conditioned that
the construction as well as the business operation will be consistent with the
requirements of the Stormwater Mitigation Plan and Best Management Practices.

Cultural Resources: The proposed project has the potential to impact significant
archaeological and historic resources located on the subject site. Potential
archaeological impacts would be mitigated through the implementation of a construction
monitoring and recovery program conducted by a City-approved archeologist and
Native American monitor. Preferred mitigation for the significant on-site historic
residences wouid be relocation, restoration and adaptive re-use of these structures,
which would reduce impacts to below a level of significance. While 102 North Pacific
Street (Graves House) will be relocated on-site and restored, the residence located at
106 North Pacific Street will be demolished but is required as part of the mitigation, to
be photographed. In addition, preparation of architectural drawings of the existing
structure will also be required; however this proposed mitigation would not reduce
impacts to below a level of significance. The City offered to sell the house so it could
be relocated; however, no one submitied a proposal due to the costs associated with
relocating and restoring the 106 North Pacific Street house.




Hazardous Materials: The potential exists for groundwater contamination emanating
from the former Oceanside Electric & Gas Company and the Atchison Topeka & Santa
Fe Railroad properties.  Should groundwater contamination be discovered, the project
would implement mitigation measures to remediate the site prior to development,
pursuant to applicable local, state and federal regulation for the prevention and cleanup
of known and unknown hazardous substance contamination.

Water Quality. An increase in impervious surface from site development will result in an
increase in quantity of discharge. New storm water discharge facilities will be designed
and installed to meet existing City standards and are also subject to the requirements of
the California Regional Water Quality Control Board. New development projects in the
San Diego region require that source control and nonpoint source devices be
incorporated into project design and that Best Management Practices be employed to
control potential effects on water quality. In addition, storm water quality control devices
should be incorporated into project design to collect sediment and other pollutants.

To mitigate water quality impacts the City of Oceanside street and drainage facility
improvements and Best Management Practices (BMPs) will be implemented during
construction and operation of the facility. In addition, BMPs including infiltration
trenches, French drains, and vegetative controls, as appropriate, will be employed.

Noise: Significant noise impacts to the project site would result from frain operations.
Mitigation measures would be implemented to reduce potential impacts from
construction noise and railroad noise to below a level of significance.

Paleontology: Construction and excavation for the proposed development could
potentially destroy significant palentological resources. To mitigate these impacts, a
palentological monitor shall be on-site during grading and excavation activities and shall
have the ability to stop and redirect grading activities if resources are identified to
facilitate their recovery.

Traffic, Circulation and Parking: The proposed project would contribute to significant
cumulative impacts along several roadway segments and two potential intersections
under the near-term cumulative condition.  Mitigation measures are discussed in
Section 4.13.3 in the FEIR. The proposed project will also result in a loss of 33 public
parking spaces due fo loss of on-street public parking. The proposed project would
provide replacement parking at a 1:1 ratio on-site in an underground parking garage
and off-site in a future City-owned public parking lot.

Significant Unmitigable Impacts: The impact of the proposed development related 1o
climate change, historical and traffic cannot be mitigated to below a level of significance,
even if the mitigation measures are implemented. These issues are as follows:

Climate Change. The project would contribute o a significant and unavoidable climate
change impact through the emission of greenhouse gases from project construction and
operation.




Cultural Resources: A significant and unavoidable impact to cultural resources would
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oocur if the residence at 106 North Pacific Street is demolished instead of restored and

reused. Although historical and architectural documentation would occur prior to
demolition, this wouid not reduce the impacts to below a level of significance.

to below a level of significance, while other mitigation measures would only partially
mitigate significant impacts or are considered to be infeasible by the City such as the
removal of parking spaces at North Coast Highway and Mission Avenue o improve
traffic circulation. Partially mitigated impacts and infeasible mitigation measures would
result in significant and unavoidable traffic impacts.

Overriding Considerations: As a result of these significant unmitigable climate, traffic,
and cultural impacts, a statement of overriding consideration needs to be adopted to
approve the proposed development.

in reviewing these unmitigable impacts, staff believes that these impacts are
unavoidable and that the development possesses social and economic benefits that
warrant approval.  These benefits include: enhanced redevelopment opportunities,
increased visitor accommodations, increased resident and visitor commercial and tourist
opportunities, the creation of full-time jobs, as well as secondary jobs and short-term
construction jobs as well as increased spending from visitors to the hotel and timeshare
units. A more detailed discussion of the social and economic benefits of the
development is contained in the overriding findings required to certify the FEIR and
approve the related development applications.

With the certification of the FEIR for the proposed development, a Mitigation Monitoring
and Reporting Program (MMRP) must also be adopted. The document is necessary to
ensure that all of the mitigation measures required by the FEIR are carried out. Coples
of the MMRP and the suggested overriding findings are attached to this report as part of
resolutions recommended for adoption.

ANALYSIS

The project under consideration represents the culmination of an extensive planning effort
conducted for decades by the City fo deveiop, as part of the Downtown Redevelopment
Plan, a first-class, visitor-oriented resort centered on the Pier and beach area.

The project also has the potential to stimulate the City's efforts {o redevelop and revitalize
the downtown area, not only at the Pier but also in adjoining areas. The presence of a
vibrant and attractive resort will help the Redevelopment Agency in its ongoing efforts fo
stimulate the interest of other developers in the redevelopment of downtown Oceanside.
The project is intended to promote redevelopment efforts by providing a visually dramatic
and aesthetically appealing design. The development of a first-class resort in the Pler
area has long been regarded as a key component to a successful completion of the City's
downtown redevelopment efforts.
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As proposed, the Beach Resort meets the requirements for minimum lot area, lot width
and setbacks. The proposed tentative map would create multiple lots on the development
site. The northern block setback from the property lines is 15 feet on the north, 15 feet on
the south, 15 feet on the east and 15 feet on the west. The southern block is set back
approximately 10 feet on all sides. The proposed development also meets the specific
applicable development design regulations for the increase in overall height, as follows:

Site coverage does not exceed 60 percent. The entire gross area of the
development site is 120,000 square feet and site coverage is approximately 72,000
square feet or 58 percent.

A landscape and hardscape promenade for public use within the private property
boundaries is proposed along Pacific Street. The northern block proposes
approximately 23,000 square feet of public plaza with approximately 1,900 square
feet of interior public amenities and the southern block proposes approximately
1,650 square feet of exterior open space and approximately 9,300 square feet of
interior public amenities.

More than 36,000 square feet (30 percent) of the private development site would be
public or semi-public recreational space. Exterior space in this category, consisting
of the public plazas would be approximately 25,000 square feet. The southemn
block consists of the public open space plaza and conference center break-out
terrace. The northern biock consists of public open space courtyard park with
fountains and pond, lawn terrace and lounge. Although the plaza and terraces and
setbacks from the public rights-of-way would be private property, they would be
open to the public, with no barriers between them and the public right-of-way.

L CP-designated view corridors adjacent to the site are the rights-of-way of Pier
View Way, Mission Avenue and Seagaze Drive. These corridors would be
preserved, with an added 15 feet for the northern block and 10 feet for the southem
block of buildings setbacks on each street frontage.

The proposed floor area (gross) is approximately 418,000 square feet. On a
120,000-square-foot lot, this equates to a floor area ratio of 3.48, which is well
below the maximum allowed floor are ratio of 4.0.

Current regulations allow up to 140 feet of height. The project proposes an overall
height of approximately 80 feet. To achieve the height as proposed, 60 percent of
the site structures must be below an overall height of 90 feet. As proposed, the
project complies with these standard criteria.

The “D” District Downtown regulations require that towers in Subdistrict 12 be
oriented with long axes parallel {0 east-west streets, o preserve corridors along
those streets. The towers for both blocks are oriented with their long axes parallel
to Pier View Way and Mission Avenue and Mission Avenue and Seagaze Drive
corridors.



No feature of the proposed development would encroach into view corridors of the
public street rights-of-way, and setbacks would add to the width of the view
corridors.  These design features are consistent with the provisions of Downtown
District Ordinance.

The proposed development is consistent with Additional Development Regulation (HH) of
the “D” Downtown District Ordinance, which provides that public access from the biuff top
to the beach shall be maintained on the average of every 800 feet and that no less than
seven pedestrian routes between Ninth (Breakwater Way) and Wisconsin Avenue should
be maintained. The proposed development would not affect access from the bluff top to
the beach, provided by stairways at Pier View Way and Seagaze Drive west of Pacific
Street.

Local Coastal Program: The proposed development would meet the land use
development guidelines for the Coastal Zone portion of the Redevelopment Project Area.
All proposed uses are consistent with the LCP designation for the site of "Coastal
Dependent, Recreation, and Visitor-Serving Commercial”. In addition, LCP section Il.
Recreation and Visitor Serving Facilities, B. Summary of Major Findings, Public and
Commercial Recreation 18, states the following: “While there appears to be an adequate
inventory of lower and moderate-cost visitor accommodations on the beach, the City lacks
a high-quality tourist destination hotel in the beach area.” The proposed project would not
only provide a high-quality destination resort hotel it would also provide much-needed
visitor-serving commercial uses in the Oceanside Pier area.

The development as proposed would not eliminate any existing public access (Article 2,
Section 30212). Vertical access at Pier View Way and Seagaze Drive, and lateral access
along Pacific Street and the Linear Park, would not be affected. Pedestrian access in the
development area would be enhanced by the proposed pedestrian promenades and public
plaza. The development would not eliminate any existing vertical or lateral access to the
shoreline and would be consistent with the LCP, Coastal Act, and zoning which require
that development would not interfere with the public right of access to and along the
shoreline.

Staff also evaluated the proposed project and its effect on public coastal views. The
northern block is setback from the property lines 15 feet on the north, 15 feet on the
south, 15 feet on the east and 15 feet on the west. The southern block is setback
approximately 10 feet on all sides. These setbacks do not inciude sidewalks in the
public street rights-of-way. Due to the increased setbacks the potential view blockage
along the main corridors of Pier View Way, Mission Avenue, Seagaze Drive and Pacific
Street will be minimal from the surrounding neighborhood.

The Nine-Block Pier Area Master Plan: The Nine-Block Pler Area Master Plan, prepared
to satisfy amendment number 1-81 of the City’'s LCP, requires development in the nine-
block master plan area to provide a minimum of 240 hotel rooms and 81,800 square feet
of visitor-serving commercial space. It allows proposed development to prorate the
requirement on a per-block basis. Prorated, the requirement for this project is 54 hotel
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rooms and 18,177 sguare feet of visitor-serving commercial space.  The development, as
oroposed, would provide a 336-unit hotel, 48-unif fractional time shares and 18,500 sguare
feet of visitor serving commercial uses.

The proposed development would preserve westerly views along existing view corridors
designated in the LCP (Pier View Way, Mission Avenue and Seagaze Drive) but wouid
result in some obstruction of existing views through the center of the development site,
depending on the view location. More information on the issue of view preservation is in
Chapter 4.4.1 of the FEIR. The planning documents governing future development or
redevelopment in the area, as well as the LCP, are clear that development between east-
west street corridors is intended to occur, while the east-west street view corridors are (o
be left unobstructed. The proposed development conforms {o that pattern.

Development of the proposed uses would introduce new features in the vicinity of the
Oceanside Pier which are intended to complement and enhance the entire
Redevelopment Project Area by stimulating renewed interest and activity. The type of
development proposed is consistent with plans for development in this area as formally
expressed in the General Plan, Redevelopment Plan, and Local Coastal Plan.

Coastal Act Consistency:. Chapter 3 of the California Coastal Act establishes the criteria
for determining if the proposed development and related LCP amendments are in
conformance with the California Coastal Act policies related to protection of coastal
resources. The City's LCP also contains criteria for protection, enhancement and
maintenance of access to coastal resources. The FEIR Land Use Section (Section 4.84)
contains a detailed analysis of the proposed development’s consistency with the California
Coastal Act and City’s LCP Land Use Plan and Downtown “D” District Ordinance.

To summarize the analysis regarding coastal consistency, FEIR analysis concluded that
the proposed development and proposed LCP amendments are in conformance with the
intent and policies of the California Coastal Act and City's LCP.

Environmental Review: Due to the significance of the project and its location, a Final
Environmental Impact Report (FEIR) has been prepared for the proposed development.
The FEIR analyzed the environmental effects of the proposed deveiopment as required by
CEQA. The direct and indirect environmental effects mitigation measures to reduce or
eliminate the identified impacts, as well as the significant but unmitigable impacts. As a
result of these significant unmitigable impacts, a Statement of Overriding Consideration
needs to be adopted to approve the proposed development.

To adopt the Statement of Overriding Considerations a determination must be made that
the project possesses social and economic benefits that warrant approval. Staff believes
that these social and economic benefits do exist and are oullined in the preliminary
economic analysis prepared for the proposed project. Key findings of the analysis declare
that the project will generate positive fiscal impacts to the City from redevelopment
property tax increment, transient occupancy taxes (TOT), and sales taxes; create a
number of secondary jobs and shori-term construction-related jobs; and enhance
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redeveiopment opportunities, increase visitor accommodations, and increase resident and
visitor commercial and tourist opportunities.

COMMISSION OR COMMITTEE REPORTS

The Redevelopment Design Review Committee (RDRC) reviewad the project at s
September 17, 2007, and November 1, 2007, mestings and approved the project on a 5-0
vote.

The Redevelopment Advisory Commititee (RAC) reviewed the project at its January 9,
2008 meeting.

The Economic Development Commission reviewed the project at its January 15, 2008
meeting.

FISCAL IMPACT

A preliminary economic analysis has been prepared for the proposed project. Key
findings of the analysis are that the project will generate positive fiscal impacts for the City
from redevelopment property tax increment, transient occupancy taxes (TOT) and sales
tax. In addition, the project will also support a number of secondary jobs and short-term
construction-related jobs.

Attached is the fiscal analysis prepared by Keyser Marston Associates Inc. with projections
for TOT, property tax increment and sales tax estimated to be generated by the project.

CITY ATTORNEY'S ANALYSIS

Pursuant to Oceanside Zoning Ordinance Article 4102, the Commission is authorized to
hold a public hearing on this project’s applications. Consideration of the project should be
based on the evidence presented at the public hearing. After conducting the public
hearing, the Commission shall approve, conditionally approve, or disapprove the project.
Prior to approving the project, the Commission should certify the Final Environmental
Impact Report and adopt the Mitigation Monitoring and Reporting Program. The
resolutions have been reviewed and approved as to form by the City Attorney.

RECOMMENDATION

Staff believes that the Oceanside Beach Resort project is consistent with the California
Coastal Act, as well as the City's Redevelopment Plan, Local Coastal Program, and
Downtown “D” District Ordinance. Staff further believes that the development will provide
social and economic benefits in the form of the creation of full-time jobs, short-term and
secondary service jobs; enhanced visitor-serving and redevelopment opportunities;
improved coastal access; and increased City revenues through redevelopment property
tax increment, transient occupancy taxes and sales taxes.



Staff recommends that the Community Development Commission approve the proposed
nroject.  Specifically, staff recommends the following actions:

Adoption of a resolution certifying the Final Environmental Impact Report (FEIR)
and adopting a Mitigation Monitoring Reporting Program, Findings and a Statement
of Overriding Considerations; and

A Resolution approving Tentative Map (T-204-06), Development Plan (D-213-06),
Conditional Use Permit (C-208-06), Regular Coastal Permit (RC-215-06 for the
construction of a 336 unit Hotel, 48 Fractional Timeshares and 18,500 Square feet
of Visitor Serving Commercial uses

PREPARED BY: SUBMITTED BY:
: e ey i H
Pl b 4 4 A 4
Kathy Baker | Peter A. Weiss
Redevelopment Manager Executive Director
REVIEWED BY:

Michelle Skaggs Lawrence, Deputy City Manager
John Mullen, City Attorney
Jane McVey, Economic & Community Development Director

EXHIBITS/ATTACHMENTS

Site Plans/Floor Plans/ Elevations/Tentative Map

Offsite Parking Lot

Fiscal Analysis Report

Resolution certifying the Final Environmental Impact Report (FEIR) and approving
the MMRP by the Community Development Commission

Resolution approving Tentative Map, Development Plan, Conditional Use Permit,
Regular Coastal Permit

6. FEIR (previously distributed under separate cover)
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MEMORANDUM

Jane McVey, Economic Development and Redevelopment Director
City of Oceanside

Keyser Marston Associates, inc.

Jerry Hittleman, City Planner, City of Oceanside
Jeremy Z. Cohen, S.D. Malkin Properties, inc.

Date: January 8, 2008
Subject: Feasibility Assessment of EIR Aliernative Scenarios - Oceanside Pier
Resort Hotel

i INTRODUCTION
A. Objective

Keyser Marston Associates, inc. (KMA) has been reguested o prepare a feasibility assessment
for the proposed Pier Resort Hotel site. S.0. Malkin Properties, inc. (Developer) has proposed
a 384-rocom four-star resort hotel and timeshare development {Project) on a 120,000-sguare foot
(SF) site {Site) located on the east side of Pacific Street, between Pler View Way and Seagaze
Drive. The Site consists of two blocks divided by Mission Avenue, Existing improvements on
the Site include two historic houses along Pacific Strest on the south block. Devsiopment of the

proposed Project would require the relocation of both houses and the possible demclition of one
house.

The main objective of the KIMA assessment was {o evaluate the financial feasibility of three
alternative scenarios identified in the Environmental Impact Report (EIR). The California
Environmental Quality Act (CEQA) Guidelines indicate that EIRs are required to evaluate a
‘range of reasonable alternatives to the project, or location of the project, which could feasibly

P60 HOTEL CIROTL BOREL SUHTE F16 0 sAaN DGO CALITORNIA DTIOR  PrHOoNE 619 713 9500 » Fax: 619 T8 9304

O7455mm
17030.014.001
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attain the basic objectives of the project”. Based on these guidelines, three project alternatives
to avold or reduce significant project impacts were identified and are addressed in the EIR.

in completing this assignment, KMA worked with the Developer to identify the potential
development parameters for the Site under each allernative.

B. Report Organization
This report is organized in the following manner:
¢ Section il ~ Key Findings
e Section Il — Background on Subject Site
e Section IV — |dentification of Alternatives
e Section V — Feasibility Assessment
s Section VI — Net Financing Surplus/(Deficit) to City/Redevelopment Agency
» Section VI — Limiting Conditions
s Appendices:
& Appendix A — Preferred Project Alternative
8 Appendix B — Reduced Project Alternative
= Appendix C — Historic Resources Altern ative
.  KEY FINDINGS

A.  Developer Profit and Financing Gap

The conclusions of the KMA financial feasibility assessment can be summarized in terms of
developer profit and the estimated financing gap for each development allernative.
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Developer Estimated
Profit Financing Gap

($376,000)

Preferred Project
referred Projec -0.2% of Value

$27.648.000

" No Project N/A N/A

@

>

= ) {$29,623,000)

% | Re ' 14

g educed Project 59.8% of Value $35,814,000

< 18,499,000

< Historic Resources _(5‘7% of Va!uia $42,341.600
Environmentally Superior See Reduced Project

As shown above, the developer profit ranges from negative 59.8% to negative 0.2% of value,
and the estimated financing gap ranges from negative $42,341,000 to negative $27,649,000.

KMA estimates that developers of four-star coastal resort hotels would require target profits as a
percent of value in the mid-teens, or say a range of 12.5% fo 17.5%. For the purpose of this
comparative feasibility assessment, KMA has assumed a minimum target developer profit for
each scenario of 12.5% of value. As shown, each alternative gener ates a negative profit and is
therefore deemed not feasible without financial assistance.

B. MNet Financing Surplus/{ Deficit) to City/Redevelopment Agency

As noted in the table below, the Preferred Project generaies nearly $4.6 million in tax revenue.
This is moderately higher {15%) than the Historic Resources alterna tive at approximately $4.0
million. However, the Preferred Project generates more than three times the tax revenue than
the Reduced Project alternative.
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I
20085 Revenueto | ¢ ohilized Tax gz gﬁymgem;
CHy/Agency Revenue
Preferred Project 34,536,000 $56,706.000 $29.051,000
§ No Project N/A N/A N/A
E Reduced Project $1,337,000 $18,713,000 {$19,101,000)
g Historic Resources $3,880,000 $49,875,000 $7,534,000
Environmentally Superior See Reduced Project

(1) Excludes proposed ground lease paymenis to the Agency.

KMA also estimated the net financing surplus/(deficit) to the City/Agency afier financial
assistance. The KMA estimate is based on the capitalization of annual tax revenues to the
City/Agency at 8.0% after deducting the estimated financing gap. The result of this exercise is
shown in the above table. As noted, the net financing surplus/(deficit) to the City/Agency ranges
from negative $19,101,000 for the Reduced Project to positive $28,051,000 for the Preferred
Project.

. BACKGROUND ON SUBJECT SITE

The Site is approximately 120,000 SF, or 2.75 acres. The development of the Project assumes
that both houses are relocated with one house being relocated and renovated on the Site. The
preferred Project provides for the accomplishment of the City of Cceanside’s (City) objectives of
a minimum 240 hotel rooms, a baliroom and meeting space (o accommodate up o 500 people,
18,500 SF of visifor-serving commercial uses, and to promote the long-term viability of the
Downiown area.

A. Historic Houses

Two historic houses are currently located on the south bilock of the Site, as follows:

e 102 Pacific Street — This house is also known as the Graves House. This house is eligible
for listing on the California Register for Historical Resources because the structure

possesses design, location, setling, feeling, and decorative elements that convey the
visual appearance of a Victorian coltage.
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® 106 Facific Sireet - This house is eligible for listing on the California Regisier because it is
associated with events that made a significant contribution to California history

B. Descrigtion of Preferred Project Alternative

Table 1 of Appendix A describes the proposed development. The proposed hotel is a four-star,
highly amenitized resort hotel. it would consist of approximately 423,000 SF of gross building
area (GBA) containing 384 hotel rcoms {inciusive of timeshare units), 30,000 SF of meeting
space, and a 9,000-5F spa in two eight-story structures. in addition, there would be
approximately 17,000 SF of restaurant and retail space, as well as 540 parking spaces situated
in a two-level subterranean garage. This scenario would relocate the Graves House to the
north block where it would be renovated and used as visitor -serving retail space. The second
house would be relocated off-site.

C. Local Coastal Program/Nine-Block Master Plan

The California Coastal Act of 1976 provides for the controlied development of the State’s
coastal resources. The Coastal Act reguires specified actions by various State agencies and
involves the development conirol of cities and counties in the coastal zone.

The Coastal Act require s the preparation of a Local Coastal Program (LCP) for each local
governmental jurisdiction in the Coastai Zone, to be implemented through the requirement of
coastal development permits. Each LCP must contain a Land Use Plan (LUP) as well as the
necessary implementing ordinances. The City of Oceanside LCP was certified by the California
Coastal Commission in 1885.

The City's Nine-Block Pier Area Master Plan (MPA) governs development of the Site. The LUP
policies contained in Oceanside’s L CP relate directly to the MPA. The MPA contains two sub-
districts: Sub-district 1 and Sub-district 12. T he Site lies within Sub-district 12 and has a land
use designation of Coastal Dependent, Recreation, and Visitor-Serving Commercial. This sub-
district is also required to be master-planned to insure a minimum intensity of visétor-séwéng
commercial facilities to include at least 82 hotel rooms and 33,600 SF of visifor-serving
commercial space.

. Ske Epvirons

Over the past several years, a number of residential, retail, and commercial developments have
been constructed and more are planned for the downtown area. Two major mixed-use
developments are under construction or planned immediately adjacent to the Site. They include
the Wyndham Resorts Timeshare Developm ent located north of the Site, and CityMark’s mixed-
use development to be constructed on the five blocks sast of the Site.
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The Site consists of two biocks divided by Mission Avenue. The Site is situated atop a bluff
above the beach and pier, with direct access o interstate 5 along Mission Avenue. In addition,
the Site is within walking distance of the Oceanside Transit Center (bus and rail) and
commercial establishments in downtown Oceanside.

V. IDENTIFICATION OF ALTERNATIVES

As mentioned above, the Project alternatives were based on State CE QA guidelines. Using
these guidelines, the Developer established cost, revenue, and return estimates. A brief
description of each alternative is provided below.

e No Project Alternative — CEQA requires the No Project Alternative to be addressed in an
EIR. Under this alternative, it is assumed that no additional de velopment would occur on
the Site. The historic houses located on the south block would remain unaltered.

® Preferred Project Alternative — The proposed project would develop about 420,000 SF of
hotel/timeshare, visitor-serving commercial, and supporting uses on two blocks. Parking
for the Project would be provided in two subterranean levels that would extend beneath
Mission Avenue. The Graves House wouid be relocated to the north block, be renovated,
and used as part of the visitor-serving commercial space.

® Reduced Project Alternative — Under this alternative, the Site would be developed at a
reduced density and height. Specifically, the number of hotel rocoms and fractionals would
be reduced. This aiternative would reduce the visitor-serving commercial space, interior
public amenity, and outdoor public spaces. The parking garage would be reduced to one
subterranean level. The Graves House would be relocated to the north block and
renovated.

® Historic Resources Alfernative — This alternative requires the redesign of the hotel building
on the south block arcund both historic houses. Both houses would remain in their current
location and undergo restoration in accordance with the Secretary of interior's Standards.
The redesign of the hotel building would resuit in the loss of several meeting rooms, hotel
units, as well as a reduced spa area. Retention of the historic structures would also resul
in a decrease of interior public amenities and exterior public space.

@ Environmentaily Superior Alfernative - CEQA guidelines require that the EIR identify an
envircnmentally superior alternative if the environmentally superior alternative is the No
Project Alternative. In this case, the alternative is the Reduced Proj ect Alternative, which
would result in fewer impacts o air quality, land use, public services, traffic, and parking
than the Proposed Project.
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The table below cutlines the relocation and renovation plans for the historic houses under each

alternative.

Graves House
Relocation Renovation
: Preferred Project Yes $20,000 Yes 3$637,000
§ No Project No $0 No $0
g Reduced Project Yes $20,000 Yes $607.000
% Historic Resources Yes $20,000 Yes $6067.,000
Environmentally Superior | See Reduced Project | See Reduced Project

(1) Assumes the Graves House would be relocated temporarily during construction of the parking garage.

106 Pacific Street
Relocation Renovation
Preferred Project Yes $10,000 No $0
§ No Project No $0 No $0
E Reduced Project Yes $10,000 No $0
£ | Historic Resources Yes $20,000 | Yes | $750,000
Environmentally Superior | See Reduced Project | See Reduced Project

(1) Assumes the house at 106 Pacific Street would be relocated temporarity during construction of the parking garage.

More detailed project descriptions for the Preferred Project, Reduced Project, and Historic
Resources Alternatives are attached as appendices.

Y. FEASIBILITY ASSESSMENT

This section presents the KMA financial assessment of the three alternative development
scenarios for the Site. Each financial pro forma details total development costs, siabilized net
operating income/net sales proceeds, and the indicated developer profit supported by each
development scenario.
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The key inputs and assumptions used in the KMA feasibility assessment are as foliows:

Table 1 - Project Dascription

Table 1 provides a description of each of the scenarios tested. An overview of the key
components of each alternative is itemized below:

C tructi
Stories onstruction Units (1 Parking
Type
2 Levels
Pref d Proiect 8 Stori T { 384 Unit
) reierred rrojec ones ype s 540 Spaces
.g 1 Level
E Reduced Project 3 Stories Type V 112 Units 291 Spaces
= 2 Levels
Historic R 8 Stori T ! 342 Unit
istoric Resources ories vbe nits 540 Spaces

} Reflects hotel rooms and fractional units.

ity

Table 2 — Development C osts

Table 2 identifies the development cost used for each of the scenarios. Total development
costs consist of the following:

e Direct construction cosis - Site work, parking, hotel and fractional sheil construction,
relocation/renovation, furniture, fixtures & equipment (FF&E), tenant improvements, and
contingency.

e Indirect costs - Architecture, engineering, permits and fees, legal and accounting, taxes and
insurance, retail leasing commissions, marketing, pre-opening and staff training, developer
fee, and contingency.

e Financing cosis - Loan fees and interest during construction, and operating deficit reserves.
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A summary of the total development costs for each alternative is presented below.

Alternatives

Preferred
Project

Reduced
Project

Historic
Resources

Direct Costs

Financing Costs

$171,280,00¢0
$405 per SF GBA

$30,247.0600
17.7% of Directs

$17,032,000
9.9% of Directs

$58,866,000
$328 per SF GBA

$14.356,000
24 4% of Directs

$5,929,000
10.1% of Directs

$162,969,000
$386 per SF GBA

$29.781.000
18.3% of Directs

$16,481.000
10.1% of Direcis

Total Development Cosis

$218.559,0600

$517 per SF GBA

$79,151,000
$441 per SF GBA

$209,231,000
$495 per SF GBA

The Developer provided cost estimates for the three alternatives. KMA reviewed these costs
based on KMA's experience with similar construction types in Southern California and on

industry standards and found them to be reasonable.

Table 3 — Net Operating Income

Tables 3 presents an estimate of the netf operating income (NG for the hotel and fractional
components of the Project at siabilization. The NOI proiection is based on the foliowing
assumptions:

@

Room revenue based on an average daily rate (ADR) per room and occupancy factor,

Parking and spa revenue.

Other revenue sources, such as food and beverage, telephone revenue, and retall revenue,

atc.

Departmental and overhead expenses.
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KMA reviewed the revenue projections provided by the Developer, and compared them to

independent third-party data sources for comparable developments. Based on this review, and

the untested nature of the Oceanside market, KMA finds the Developer's ADR projection to be

shightly aggressive,

NOi - Fractionais

($33,061,000)
73.0% of Revenue

$12,249,000
27.0% of Revenue

$229,000

($%1,181,000)
82.8% of Revenue

$2,325,000
17.2% of Revenue

$188.0C60

Alternatives
Preferred Reduced Historic
Stabilized Year Project Project Resources
Revenue — Hotel $45,310,000 $13,506,000 $38,553,000
$311 ADR $317 ADR $311 ADR

($28,580,000)
74.1% of Revenue

$9,873,000
25.9% of Revenue

$241.,000

Grand Total NOi

512,478,000

$2,513,000 $10,214,000

Table 4 — Indicated Developer Profit

Table 4 presents the indicated developer pr ofit for the each alternative. Developer profit was
estimated based on the difference between net sales proceeds from the hotel and the present
value of the fractional sales proceeds less the sum of total development costs. KMA estimated
the net sales proceeds for the hotel based on a capitalization rate of 8.0% and a cost of sale of
3.0%. The estimate of net sales proceeds for the fractionals takes into consideration marketing,
sales, and operating expenses as sociated with the fractional units. The table below itemizes
the net sales proceeds from each alternative.
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Alternatives
Preferred Reduced Historic
Project Project Resources
v Hotel $151,286,000 $30,471,000 $123,845,000
e B
&'5 g Fractionals (present valug) $66.887.000 $19,057.000 $66.887.600C
= 5
[+ I
< 8- Total Net Sales Proceeds $218,183,0600 $49,528,000 $190,732,000

The table below shows the calculation of the indicated developer profit and estimated financing
gap based on a minimum developer target profit of 12.5% of value.

Alternatives

Preferred Reduced Historic
Project Project Resources
Net Sales Proceeds $218,183,000 $49,528,000 $1906,732,000
a
[
- (; (Less) Deveiopment Costs {$218,559.0600) {$79.151.000) | {$208,231,000)
= £
o =
o % Developer Profit ($376,000) ($29,623,000) | ($18,499,000)
= % of Value 0.2% -59.8% 9.7%
i
-
¢ & | Mini T t Profit
3 & | Minimum Target Profit @ $27,273,000 $6.191.000 | $23.842,000
o £ |12.5% of Value
ki
Estimated Financing Gap $27,849,000 $35,814,000 $42,341,000

Vi. KNET FINANCING SURPLUSHDEFICIT) TO CITY/AGENCY

The City and/or its Redevelopment Agency will receive various tax revenues from the Project,
e.g., fransient cccupancy iax, tax increment/property tax, and sales tax. KMA has estimated
these revenues based on the Project’s first stabilized year. Tables 5, 6, and 7 of each Appendix
provides KMA’s assumptions and a detailed calculation of each revenue source. The table
below provides a summary of each source with respect to the development alternative.
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In addition, the table also notes the estimated net financing surplus/{deficit) to the City/Agency
after providing financial assistance to cover the financing gap in each scenaric. As shown, the
net financing surplus/(deficit) to the City/Agency ranges from negative $18,101,600 for the

Reduced Project o positive 328,051,000 for the Preferred Froject.

Alternatives

Net Financing Surplus/{Deficit) Preferred Reduced Historic
Project Project Resources
Transient Occupancy Tax (TOT) $2,871,000 $561,000 $2,518,000
Tax Increment/Property Tax @ $1,483,000 $341,000 $1,314,000
Sales Tax $182,000 $95,060 $158,600
Totai Tax Revenue to City/Agency $4,535,000 $1,337,00C 33,880,000
Capitalized Value of Tax Revenues @ 8.0% $56,700,000 $16,713,000 $49,875,000

{Less) Estimated Financing Gap

Net Financing Surplus/(Deficit) to City/Agency #

{$27.649,000)

(835,814,000}

{$42.341,000)

$29,051,000

($19,101,000)

$7,534,000

Difference from Preferred Project

($48,152,000)

($21,517,000)

{1} Net of pass-throughs to cther taxing agencies and low/moderate housing set-aside.

(2) Excludes proposed ground iease payments to the Agency.

Vil. LIMITING CONDITIONS

1. The assessment containad in this document is based, in pati, on data provided by
secondary sources such as state and local governments, planning agencies, real e state
brokers, and cther third parties. While Keyser Marston Associates, Inc. (KMA) believes
that these sources are reliable; we cannot guarantee their accuracy.

2. Aproiection of economic impacts is inherently based on judgment. The projections
contained herein are based on the best information available at the time that this
document was prepared. However, the actual impacts may vary.

3. The assessment assumes that the economy will continue to grow at a moderate rate.

4. Any estimates of revenue or cost projections are based on the best project-specific and
fiscal data available at this time as well as experience with comparable projects. They are
not intended to be projections of actual future performance of any specific project. Any
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changes to costs, develcpment program, or proiect performance may render the
conclusions contained herein invalid.

&

Revenue estimates are based on the assumption that sufficient market support exists for
the proposed uses and that the project will achieve industry standard productivity levels.

o

KMA assumes that all applicable laws and governmental reguiations in place as of the
date of this document will remain unchanged throughout the projection period of our
assessment. In the event that this does not hold true, e, if any tax rates change, the
assessment would need to be revised.

attachments

07455mm
17030.014.001



[OMIR00Z/8/ | -BULIOY O SSN-Ex/UDiBIAL (' S/HUSOY 1914/BPISURADY || Sweus)l
DU ‘SOIBIDOSSY UoIsIBl 19sAe) Al paledald

1500 vopsmnboe puel Buipnpxy (g)
‘BHUBADY SB{ES JEuniioR 1O anjes Juesasd uo pasey (7)

“PARELIBYE JOBUNS ARILBWUOIAUS Bl SIUSSEIda) OS|E DAIBUIBHE SIU) /007 ‘14 1snBny pelep Wil ayl 1a4d (1)

000" LPEZYs 000'y18'6e% V/IN 000'6¥9'L2% (g) deoy Bupueui pojeuss D
GO0BEY IS 000°¢29'6¢% YIN 000'9.€% jlellious Woid sadojeasg epy g
000292878 000'161'9% YN 000°€L2'22$ ANIBA 10 %621 © Woid Jedoeas(] Jebie | wnuiuiy 'y
deey Bupueud pajewnsy o Arwiwing -y

NG %8 66 VN %2 0 BNJEA JO JUBDIB SY
(0o0'86%'91L4) {ono'czo'62s) /N (000'9.¢%) aud Jadoprag 0
(G001 E2'60TS) (00071G1'6.%) VIN (000665 812%) 1500 uaiidojens( jelo] {sse) ‘g
000°282'0618 000'825'6v$ vIN 000'€81'812$ () uoneziiqels pue uopeidwo) uodr Spaavold s9feg JeN [elu] Y
suanjay Jedojaaag peiedipyy jo ABwwng |

SIDIN0SAY (1) 398foig 100l044 ON 199[0d¢
IIOIS I PBINPIY PoLIBlad

soAleuls)y uswdojarsc] Mg

HAAISNYHOO0 40 ALID
HL0H LYOSEY ¥3ld 3GISNVHEO0
SIALLYNNELTY LNFNAO EAZA i 20 LNIWSSHSSY SINONDOZE

A1EVL AAVRINNS




[OMIBO0Z/B/ |\ BULIO Ol BSN-DL/UDJIBIN “(1'S/HOSBY I8I4/3PISUBERE) || BlUBUS|I

DU ‘SBIRIDOSSY UOLSIRI 19SADY (A pesedald

1§00 UCISINDOE pug) Buj

X (p)
‘sanusABl opse-jas Buisnoy Buipnioxy (g)
e peZIIaRS W sonusasl [Enuue Bulinoey (2)

aAlBLIR)E JoLBaNS ARIUSLULIOLALS BU} $jUSSS00S 0SB SALBUISYE 51U} 2007 'L 18nbny pajep Mig oui jad (i)

soalRUIBYY Juawdosrad ¥i3

000'$ES LS (000 10L'8LS) ¥IN 000'150'62¢$ Aoueby juswidotarapay/Al0 of Goyeq)sniding Bumueuiy 18N O
060 TPEevs) 000718688 VIN (660'6¥972CS)  (v) des) Bupueuly perewnss (sse7) ‘g
0D0'GL8'6v$ 000€LL'918 Y/N 000'00.4'95$ %08 @ snNUBABY Xe | paziiqels Jo anjeA paziended 'y
Qmmu m:_uﬂm:_u_ PIIBLUNSH "SA BNUBABY Xey ﬁmﬁmmmwm&mw ‘Al
GLYGYS 000'€LL918 WIN 000°'002'95$ %08 @ enusnay Xe | POZIGEIS 10 snjeA peziejde) '3
00C'066'€$ 000'288° 18 WiN 000'98$'v$ {2) Aouaby Juswdopaspaxy/AnD 0) anuaaay xel [elo "Q
(00851% 0607cES VIN 000C8is (o) xey ssjeg D
000 PIE LS 000" LPES WIN 000'E8Y LS (8) (2) uswsiouy xe | g
000'81L5'2$ 000'L06% WIN 000°128'2$ (@ (LOL) xey Aouednoog Jusisues) v
SBNUBADY XB | PojRISUSE) J0sfoid pDayrwlsy jo Alrwuns “jj
$20IN088Y (1) yoaloig 1o8lold ON 100loid
DII0ISI pPIINPoY [PEMETE P

SAISNYEIO0 40 ALID
THLOH LHOSTY ¥3id SAISNVYAD0
SHALLYNYILTY INSW4OTHAEA I 40 LNIWSSISSY DINONODE

{("Q.ANOD) F18YL AUVINNNS




APPENDIX A

Preferred Project Alternative

Oceanside Pier Resort Hotel



TABLE 1

PROJECT DESCRIPTION
OCEANSIDE PIER RESORT HOTEL
CiTY OF OQCEANSIDE

Preferred Project

i
i

!

b Site Area

Total Site

i, Gross Bullding Area

Hotel Rooms

Meeting Space

Owned Restaurant/Lounge

Leased Retail/Restaurant

Spa )

Lobbies & Circulation/Back-cf-House2)

Subtotal Hote!l Gross Building Area (GBA)

Add: Fractional Units
Add: Fractional Unit Circulation/Stairs/Elevators

Subtetal Fractional Building Area
Total Gross Building Area

ifi. Number of Rooms

Hotei - South Parcel - Main Hotel
Hotel - North Parcel - Boutique Hotel
Subtctal Hotel Rooms

Add: Fractional Units
Total Units

Number of Floors - South Parcel
Number of Floors - North Parcel

iV, Parking

Prep

=]
]

Upper Level Parking

Lower Levei Parking

Total Parking Area

Add: Back-of-House/Subterranean
Grand Total - Subterranean

Parking Spaces
Upper Level Parking
Lower Level Parking

Total Parking Spaces

Average SF per Space

Parking Ratio

udes spa store.

(2 includes services, docks, offices, and kitchens

rad by Keyser Marston Associates, inc.

South Block North Biock
115,600 SF 28,200 SF
30,000 SF 0 SF
4,822 SF 5,600 SF
¢ SF 6,102 SF
$,100 SF 0 SF
81,047 SF 56,076 SF
240,569 SF 85,8978 SF
0 SF 72,000 SF
9 SF 14,112 SF
0 SF 86,112 SF
240,569 SF 182,080 SF

~
Fiename i Ocsanside\Pler ResortiRe-use Pro forma; 1/8/2008 wch

278 Acres
Total Percent
143,800 SF 34.0%
30,000 SF 7 1%
10,422 SF 2.5%
8,102 SF 1.4%
9,100 SF 2.2%
137.123 SF 32.4%
336,547 SF i 78.6%
72,000 SF 17.0%
14,112 SF 3.3%

786,112SF | 204%

| 422,659 SF 100.0%

289 Units
47 Units
336 Units

48 Units
384 Units

8 Floors
8 Floors

125,222 SF
128778 SF
254,000 SF

50.00C SF
304,000 SF

259 Spaces
281 Spaces
540 Spaces

470 SF per Space

1.4 Spaces per Room



TABLE 2

referred Project

DEVELOPMENT COSTS

OCEANSIDE PIER RESORT HOTEL
CITY CF OCEANSIDE

Yotat Comments
i. Direct Costs (1)

Off-Sites (2) $3,570,000 $30 Per SF Land
Cn-Sites $1,752.,000 $15 Per SF Land
Parking $23,050,000  $42,885 Per Space
Hotel Shell $80,944,000 $241 Per SF GBA - Hote!
Historic Houses Relocation $0 inciuded beiow
Historic House Rehabilitation $637.000 $255 Per SF Historic Houses (2,500 SF)
Fractional Shelt $25,766,000 $289 Per SF GBA - Fractionals
FF&E $19,872.000 $51,75C Per Unit
Retail/lLeased Restaurant Finishes (3 $244 000 $40 Per SF GBA - Retall
Hotel Restaurant Finish $2,606,000 $250 Per SF GBA - Owned Restaurant/Lounge
Spa Finish $2,204,000 $242 Per SF GBA - Spa
Contingency $10,635,000 6.6% of Directs

Total Direct Costs $171,280,000 $405 Per SF GBA

$446.042 Per Unit

ii. Indirect Costs

rchitecture & Engineering $10,230,000 8.0% of Directs
Permits & Fees (2) $3,900,000 $8 Per SF GBA
Legal & Accounting $700,000 0.4% of Directs
Taxes & insurance $1,800,000 1.1% of Directs
Retail & Restaurant Leasing Commissions (3) $64.000 $10 Per SF GBA - Retail
Marketing $6,087,000 $15.878 Per Unit
Pre-Opening and Staff Training $1,600,000 $4,762 Per Hotel Room
Developer Fee $4,780,000 2.8% of Directs
Contingency $1.076,000 3.7% of indirects
Total indirect Costs $30,247 600 17.7% of Directs
lil. Financing Costs
interest During Construction $11,360,000 8.6% of Direcis
Loan Fees $3,072,000 1.8% of Directs
Operating Deficit Reserves $2.600,000 1.5% of Directs
Total Financing Costs $47,032,000 8.9% of Directs
I¥. Total Development Costs $218,558,000 $5817 Per &F GBA
Or Say {Rounded) $568,000 Per Unit

(1) Reflects the payment of pravailing wage
{ § @

3

{2} Per Developer. Not verified by KMA or City.
{3) includes specialty restaurant, coffes shop, and retall

Prepared by: Keyser Marston Assodates, inc.
Filename: I: Oceanside\Pier Resort'Re-use Pro forma; 1/8/2008;wc!



TABLE 3

NET OPERATING INCOME
OCEANSIDE PIER RESORT HOTEL
CITY OF OCEANSIDE

Preferred Project

i. Revenue

Room Revenue
Food & Beverage
Teiephone Revenue
Spa

Reaiail Lease
Parking Revenue
Other Revenue

Gross Revenue
ii. Expenses

Room Expense

Food & Beverage Expense
Telephone Expense

Spa

Retail Lease

Parking Expense

Other

Subtotal Departmental Expenses

{Less) Overhead Expenses (1)
(Less) Fixed Charges (2

Total Expenses

ill. Net Operating Income {NOI} - Hotel

V. Net Operating Income - Fractionals

Add: Non-Owner Fractiona! Usage NG
Add: Owners' Usage Fractional NOI
Net Operating income - Fractionals

Y. Grand Total NGt

Prepared by: Keyser Marston Assodates, inc.
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o

21.5%
85.8%
240.5%

N0
85.0%

C.0%
40.0%
40.4%

26.1%
9.0%

73.0%
27.0%

Filename: | Oceanside'Pler Resort\Re-uss Pro forma; 1/8/2008,wel

Y
)

Ccoupancy

of Room Revenue
of Room Revenue
Per Room

Per SF/Month

Per Room

of Room Revenue

i
F
H

of Room Revenue

of Food & Beverage

of Telephone Revenue
of Spa Revenue

of Retail Lease Revenue
Parking Revenue

of Other Revenue

of Gross Revenue
of Gross Revenue

of Gross Revenue

of Gross Revenue

agemeant fee.
management fee

Year 5 Stabilized

$28,295,0600
$11.508,000
$185,000
$2,213.000
$248,000
$2.,092,000
$76S.000

$45,310,000

($6,078,000)
($7,569,000)
($445,000)
($1,881,000)
$0
($837,000)
($311,000)

($17,121,000)

{$11,846,000)
{84.094,000)

($33.061,000)
$12,249,000

$167,000

$62.000
$229,000

$12,478,000



TABLE 4

DEVELOPER RETURN
OCEANSIDE PIER RESORT HOTEL
CITY OF OCEANSIDE

roject

i. Net Sales Proceeds - Hotel
Grand Total NOI - Stabilized Year &
Capitalized Value of NOI @ 8.0%
{Less) Costof Sale @ 3.0%

Net Szales Proceseds - Hotel

ii. Net Sales Proceeds - Fractionals

NPV of Gross Sales Proceeds @ 10% $155.000 /Fractional Period

(Less) Marketing Expenses @ 12.0% of Sales
(Less) Sales Expenses 8.0% of Sales
(Less) Operating Expenses @ 5.0% of Sales

Net Sales Proceeds - Fracticnals

iii. Total Net Proceeds - Hotel and Fractionals

{Less) Total Development Costs

IV. Developer Profit (1)

Minimum Target Developer Profit 12.5% of Value

Add: Developer Profit Shortfall

V. Estimated Financing Gap

{1} Exciuding iand acqusition cost.

Prepared by Keyser Marston Associates, Inc.

$12,478.0¢C

$155,875,000
{$4.679,000}
$151,296,000

$89,183,000
{$10,702,000)
($7.135,000)

($4.459.000)
$66.887,000

$218,183,000
($218,559,000)
{$376,000)
-8.2% of Value
-0.2% of Cost

$27,273,000
$376,000

$27,649,000

Filename i Oceanside/Pier Resort/S.D. Malkin/Re-use Pro forma; 1/8/2008wct




TABLES

ESTIMATE OF TRANSIENT OCCUPANCY TAX (1
CCEANSIDE PIER RESORT HOTEL

CITY OF

OCEANSIDE

i, Estimate of TOT - Hotel

Number of Rooms

Days

Total Room Nights

Occupancy Rate

Total Occupied Rooms

Average Daily Rate (ADR)

Total Room Revenue

Transient Occupancy Tax (TOT)
Total TOT Revenue - Hotel

li. Estimate of TOT - Fractionals

A

Non-Owner Usage Fractionals
Number of Units

Number of Nights

Total Room Nights

Percent of Fractional Periods Available
Room Night Equivalents Availabie
Occupancy Rate

Total Occupied Rooms

Average Daily Rate (ADR)

Total Room Revenue

Transient Occupancy Tax (TOT)

Total TOT Revenue - Non-Owner Usage

. Owners' Usage Fractionals

Number of Units

Number of Nights

Total Room Nights

Percent of Fractional Periods Avallable
Room Night Equivalents Available
Occupancy Rate

Total Occupied Rooms

Average Daily Rate (ADR)

Total TOT Revenue - Owned
Transient Occupancy Tax (TOT)

Total TOT Revenue - Owners' Usage

Ui, Total TOT - Hotel & Fractionals

{1} Recurring annual rev enue in stabilized year.
Vi =

Prepared
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Year § Stabilized

338

365

122,840
74.2%
90,999

$311
$28,295,000
10.0%
$2,829,500

438

360
17,280
8.3%
1,440
55.0%
792
$528
$418,471
10.0%
$41,847

48

360
17,280
91.7%
15,840
100.0%
15,840
$C

30
10.0%
$0

$2,871,000




TABLES

ESTIMATED TAX INCREMENT REVENUE

OCEANSIDE PIER RESORT HOTEL
CITY OF OCEANSIDE

Year § Stabilized

i Estimate of Tax Increment - Hotel

Net Operating income $12,478,000
Capitalization Rate 8.0%
Capitalized Value $155,975,00C
Per Unit $464,000
Estimated Per-Unit Assessed Vaiue $464,000
Tax Increment per Unit 1.0% $4,640
Total Tax increment $1,559,000
{Less) Housing Set-aside 20.0% ($312,000)
(Less) Other Pass-throughs 20.0% {$312,000)
Net Tax Increment $835,000

il. Estimate of Tax increment - Fractionals

Gross Sales Proceeds $192,000 /Fractional Period $110,522,000
{Less) Marketing Expenses 12.7% of Sales {$14,001,000)
{Less) Operating Expenses 5.2% of Sales {$5.740.000)
Estimated Assessed Value $90,781,000
Per Unit (48 Units) $1.891,000
Estimated Per-Unit Assessed Value
Tax increment per Unit 1.0% $19,000
Total Tax Increment $812,000
(Less) Housing Set-aside 20.0% ($182,000)
(Less) Other Pass-throughs 20.0% ($182,600)
Net Tax Increment $548,000
. Total Tax Increment $1,483,000

{1} Recurring annual rev enue in stabilized year.
NOTE: No assurances are provided by KMA ag o the certainty of the proiected tax increment revenues shown in this document
Vihile we believe our estimates to be reascnable, actual taxable values will vary from the armounts assumed in the projection

Prepared by: Keyser Marston Associates, inc.
Fitename i Oceanside/Pler Resort/S.D. Makin/Re-use Pro forma; 1/8/2008;wcl



TABLE7

ESTIMATED SALES TAX REVENUE (v

’roject

OCEANSIDE PIER RESORT HOTEL
CITY OF OCEANSIDE

Year § Stabilized

i. Hotel
Food & Beverage $11,728,000
Percent fo City 1.0%
City Share of Sales Tax $117.000

ii. Retail/Restaurant - Leased

Sqguare Feet (SF) (o) 6,388
Vacancy 95.0%
Net Square Feet Rented 6,069
Sales Per SF $400
Total Sales $2,427,000
Amount Taxable 100.0%
Total Sales Tax $2,427,000
Percent fo City 1.0%
City Share of Sales Tax $24,000

{il. Retail/Restaurant - Owned

Square Feet (SF) (3 10,702
Vacancy 95.0%
Net Sguare Feet Rented 10,167
Sales Per SF $400
Total Sales $4,067,000
Amount Taxable 106.0%
Total Sales Tax $4,067.000
Percent to City 1.0%
City Share of Sales Tax $41,000
Y. Total Sales Tax $182,000

{1} Recurring annual rev enue in stabilized year.

cludes leased retall and spa store.
{3) includes North and South Block restaurants, pius hotel gift shop

Prepared by: Keyser Marston Associates, Inc.
Filename i Oceanside/Pier Resort/S.D. Malkin/Re-use Pro forma; 1/8/2008,wcl



APPENDIX B

Reduced Project Alternative

Oceanside Pier Resort Hotel



TABLE 4

PROJECT DESCRIPTION
OCEANSIDE PIER RESORY HOTEL
CITY OF OCEANSIDE

i Site Area

Totai Site

. Gross Building Area

Hotel Rooms

Meeting Space

Ownead Restaurant/Lounge

Leased Retall/Restaurant

Spa

Lobhies & Circulation/Back-of-House2)

Subtotal Hotel Gross Building Area (GBA)

Add: Fractional Units
Add: Fractional Unit Circulation/Stairs/Elevators

Subtotal Fractional Building Area
Tota!l Gross Building Area

. Number of Rooms

Hotel - Scuth Parcel - Main Hotel
Hotel - North Parcel - Boutigue Hotel
Subtotal Hote! Rooms

Add: Fractional Units
Total Units

Number of Floors - South Parcel
Number of Floors - North Parcel

Y. Parking

Upper Level Parking

Lower Level Parking

Total Parking Area

Add: Back-of-House/Subterranean
Grand Total - Subterranean

Parking Spaces
Upper Level Parking
Lower Level Parking

Total Parking Spaces

Average SF per Space
Parking Ratio

{2) Includes sarvices, docks, offices, and kiichens.

Prepared by: Keyser Marsion Associates, inc.

South Block North Bliock
27,200 SF 18,000 SF
30,000 SF 0 SF

4,822 SF 5,600 SF

0 SF 6,102 SF

6,370 SF 0 SF
34311 5F 16,264 SF
102,703 SF 45,966 SF
0 SF 21,000 SF

0 SF 9,644 SF

0 SF 30,644 SF
102,703 SF 76,610 SF

Fitlename: i Oceanside\Pier ResorfiReduced Alternative; 1/8/20608,wcl

i
i

H

275 Acres
Total Percent
45,200 SF 25.2%
30,000 SF 16.7%
10,422 SF 5.8%
8,102 SF 3.4%
5,370 SF 3.6%
50,575 SF 28.2%
148,669 SF | 82.8%
24,000 SF 11.7%
9,644 SF 5.4%
30,644 SF 17.1%
179,313 SF i 100.0%

i

68 Units
30 Units
98 Units

14 Units
112 Units

3 Floors
3 Floors

137,000 SF
0 SF
137.00C SF
15,000 SF
152,600 SF

291 Spaces
0 Spaces
281 Spaces

471 SF per Space

2.8 Spaces per Room




TABLE 2

DEVELOPMENT COSTS
OCEANSIDE PIER RESORT HOTEL
CiTY OF OCEANSIDE

i, Direct Costs (1)

Off-Sites (2)
On-Sites
Parking
Hotel Sheli
Historic Houses Relocation
Historic House Rehabilitation
Fractional Sheall
FF&E
Retail/lL eased Restaurant Finishes (3)
Hotel Restaurant Finish
Spa Finish
Contingency

Total Direct Costs

. Indirect Costs
Architecture & Engineering
Permits & Fees (2)
Legal & Accounting
Taxes & insurance
Retail & Restaurant Leasing Commissions (3)
Marketing
Pre-Opening and Staff Training
Developer Fee
Contingency
Total indirect Costs

iif. Financing Costs
Interest During Construction
Loan Fees
Operating Deficit Reserves
Total Financing Costs

iV. Total Development Costs
Or Say {(Rounded}

{1} Rafiects the payment of prevaiting wages.
{2} Per Developer. Not verified by KMA or City.

{3} Includes spscialty restaurant, coffee shop, and retail.

Prepared by: Keyser Marston Assodates, Inc.

Total

$3,314,000
$1.824,000
$9.835,000
$24,409,000

$637.000
$5,277.000
$5,498,000
$244,000
$2,606,600
$1.521,000
$3,603.000
$58,866,000

$3,901.000
$1,655,000
$504,600
$948,000
$64,000
$3,503,000
$1,000,000
$2,309,000
$472.000
$14,356,000

$3,180,000
$1,398,000
$1.350.000
$5,929,000

$79,151,000

Fiiename: I Oceanside\Pier Resorf\Reduced Alternative; 1/8/2008;wc!

528
16

3

$33,797
$164

$255
$172
$49,071
$40

$250
$239
6.5%
$328
$525,589

6.6%
39
0.9%
1.6%
$10
$31,277
$10,204
3.9%
3.4%
24.4%

5.4%
2.4%
2.3%
10.1%

$441
$707,000

Comments

Per SF Land

Per SF Land

Per Space

Per SF GBA - Hotel

included below

Per SF Historic Houses (2,500 SF)
Per SF GBA - Fractionails

Per Unit

Per SF GBA - Retail

Per SF GBA - Owned Restaurant/Lounge
Per SF GBA - Spa

of Directs

Per SF GBA

Per Unit

of Directs

Per SF GBA

of Directs

of Directs

Per SF GBA - Retail
Per Unit

Per Hotel Room

of Directs

of indirects

of Directs

of Directs
of Birects
of Directs
of Directs

Per 8F GBA
Per Unit




TABLE 3

NET OPERATING INCOME
OCEANSIDE PIER RESORT HOTEL
CITY OF OCEANSIDE

Reduced Project

t. Revenue

Room Revenue
Food & Beverage
Telephone Revenue
Spa

Retail Lease
Parking Revenue
Other Revenue

Gross Revenue
il. Expenses

Room Expense

Food & Beverage Expense
Telephone Expense

Spa

Retail Lease

Parking Expense

Other

Subtotal Departmental Expenses

{Less) Overhead Expenses (1)
{Less) Fixed Charges (2)

Total Expenses

iil. Net Operating Income (NOI} - Hote!

IV, Net Operating Income - Fractionals

Add: Non-Owner Usage Fractional NOI
Add: Owners' Usage Fractional NOI
Net Operating Income - Fractionals

V. Grand Total NO!

$317 ADR
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251%
81.0%
170.2%
86.1%
0.0%
40.0%
35.3%

36.2%
10.3%

82.8%
17.2%

Occupancy

> of Room Revenue
. of Room Revenus

Par Room

Per SF/Month

Per Room

of Room Revenue

of Room Revenue

of Food & Beverage

of Telephone Revenus
of Spa Revenue

of Retail Lease Revenue
Parking Revenue

of Other Revenue

of Gross Revenue
of Gross Revenue

of Gross Revenue

of Gross Revenue

Prepared by: Keyser Marston Asscdates, Inc.
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Year 5 Stabilized

$8.886,000
$2,994,000
$57.000
$510,000
$248,000
$843,000
$17C.000

$13,5086,000

($2,227,000)
($1,825,000)
($97,000)
($439,000)
$0

($257,000)
($60.000)
($4,906,000)

($4,883,000)
($1.392.000)
($11,181,000)

$2,325,000

$172,000

$16,00C
$188,000

$2,513,000




TABLE 4

DEVELOPER RETURN
OCEANSIDE PIER RESORT HOTEL
CITY OF OCEANSIDE

Reduced Project

¢

i. Net Sales Proceeds - Hotel

Grand Total NOI - Stabilized Year 5

Capitalized Value of NOI @ 8.0%
{Less) Costof Sale @ 3.0%
Net Sales Proceeds - Hotel
ii. Net Sales Proceeds - Fractionals

NPV of Gross Sales Procesds @ 10% $151,000
(Less) Marketing Expenses @ 12.0%
(Less) Sales Expenses @ 8.0%
(Less) Operating Expenses @ 5.0%

Net Fractional Sales Revenue

ili. Total Net Proceeds Hotel and Fractionals

{Less) Total Development Costs

. Developer Profit (1)

Minimum Target Developer Profit
Add: Developer Profit Shortfall

. Estimated Financing Gap

{1y Excluding land acqusition cost.

repared by: Keyser Marston Associates, inc.

12.5%

{Fractional Period
cf Sales
of Sales
of Sales

of Value

$2,513.000

$31,413,000

($942.000)
$36,471,000

$25,410,000
($3,049,000)
($2,033,000)
($1.271.000)
$19,057.000

$49,528,000

$739,151.000)
{$28,623,000)
-58.8% of Value
-37.4% of Cost

$6,191,000
$29,623,000

$35,814,000

Filename i Oceanside/Pier Resort/S.D. Malkin/Reduced Alternative; 1/8/2008wcl



TABLE 8

ESTIMATE OF TRANSIENT OCCUPANCY TAX (1;
OCEANSIDE PIER RESORY HOTEL

CITY OF

OCEANSIDE

Reduced Project

Year 5 Stabilized

. Estimate of TOT - Hotel

Number of Rooms

Days

Total Room Nights

Occupancy Rate

Total Occupied Rooms

Average Daily Rate (ADR)

Total Room Revenue

Transient Occupancy Tax (TOT)
Total TOT Revenue - Hotel

il. Estimate of TOT - Fractionals

A

Non-Owner Usage Fractionals

Number of Units

Number of Nights

Total Room Nights

Percent of Fractional Periods Available
Total Room Nights

Occupancy Rate

Total Occupied Rooms

Average Daily Rate (ADR)

Total Room Revenue

Transient Occupancy Tax (TCT)

Total TOT Revenue - Non-Owner Usage

. Owners' Usage Fractionals

Number of Units

Number of Nights

Total Room Nighis

Percent of Fractional Periods Available
Total Room Nights

Occupancy Rate

Totat Occupied Rooms

Average Daily Rate (ADR)

Total TOT Revenue - Owned
Transient Occupancy Tax {T0T}

Total TOT Revenue - Owners’ Usage

i, Total TOT - Hotel & Fractionals

{1) Recurring annual rav enue in stabifized year

Prepared
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98

365

35776
78.3%

28,008

$317

$8,886.000
10.0%

$888,600

14
360
5,040
8.3%
420
55.0%
231
$540
$124,651
10.0%
$12,465

14

360

5,040
91.7%

4,620
106.0%

14

$0

$C
10.0%

$0

$201,000



TABLES

ESTIMATED TAX INCREMENT REVENUE 1)

OCEANSIDE PIER RESORT HOTEL
CiTY OF OCEANSIDE

. Estimate of Tax Increment - Hotel

Net Operating income
Capitalization Rate
Capitalized Value

Per Unit

Estimated Per-Unit Assessed Vaiue

Tax increment per Unit 1.0%
Total Tax Increment
(Less) Housing Set-aside 20.0%

(Less) Other Pass-throughs 20.06%
Net Tax increment

ii. Estimate of Tax Increment - Fractionals

Gross Sales Proceeds

Estimated Assessed Value
Per Unit (14 Units)

Estimated Per-Unit Assessed Value

Tax Increment per Unit 1.0%
Total Tax Increment
(Less) Housing Set-aside 20.0%

(Less} Other Pass-throughs 20.0%
Net Tax Increment

il Total Tax Increment -

{1y Recurring annuat rev enue in stabilized vear.

Year § Stabilized

$2,513,000
8.0%
$31,412,500
$321,000

$321,000
$3,210
$315,000
($63,000)
($63.000)
$189,000

$184,000 /Fractional Period $30,873,000
{Less) Marketing Expenses 9.9% of Sales
(Less) Operating Expenses 8.9% of Sales

(83,069,000
($2.129,000)
$25,675,000

$1,834,000

$18,000
$252,000
($50,000)
($50.,000)
$152,000

$341,000

£ Noassurances are provided by KMA as 1o the certainty of the projected tax increment revenues shown in this document.

While we balieve our estimates to be reasonabig, actual taxable vaiues will vary from the amounts assumed in the project

Prepared by: Keyser Marston Assocciates, inc.
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TABLET

roject

ESTIMATED SALES TAX REVENUE

OCEANSIDE PIER RESORT HOTEL
CITY OF OCEANSIDE

Year § Stabilized

I. Hofel
Food & Beverage $3,049,451
Percent to City 1.0%
City Share of Sales Tax $30,000

il. Retail/Restaurant - Leased

Square Feet (5F) 2 6,388
Vacancy 95.0%
Net Square Feet Rented 6,069
Sales Per SF $400
Total Sales $2,427.000
Amount Taxable 100.0%
Total Sales Tax $2,427.000
Percent to City 1.0%
City Share of Sales Tax $24,000

ill. Retail/Restaurant - Owned

Square Feet (SF) (3 10,702
Vacancy 95.0%
Net Square Feet Rented 10,167
Sales Per SF $400
Total Sales $4,087,0C0
Amount Taxable 100.0%
Tcotal Sales Tax $4,087.000
Percent o City 1.0%
City Share of Sales Tax $41,000
V., Total Sales Tax $885,000

{1} Recurring annual rev enue in stabifized year.

o1
@) &

udes leased retall and spa store.
{3} Includes North and South Block restaurants, plus hotel gift shop.

Prepared by: Keyser Marston Associates, Inc.
Filename i Oceanside/Pier Resort/S.D. Malkin/Reduced Alternative;1/8/2008,wct



APPENDIX C

Historic Resources Alternative

Oceanside Pier Resort Hotel



TABLE 1

PROJECT DESCRIPTION
OCEANSIDE PIER RESORT HOTEL
CITY OF OCEANSIDE

Historic |

ey

i Site Ares

T kol Qi
Tctal Site

ii. Gross Building Area
Hotel Rooms
Meeting Space
Owned Restaurant/Lounge
{ eased Retail/Restaurant
Spa
Lobbies & Circulation/Back-of-House2)
Subtotal Hotel Gross Building Area (GBA)
Add: Fractional Units
Add: Fractional Unit Circulation/Stairs/Elevators
Subtotal Fractional Building Area

Total Gross Building Arez

i, Number of Rooms

Hotel - South Parcel - Main Hotel
Hotel - North Parcel - Boutique Hotel
Subtotal Hotel Rooms

Add: Fractional Units
Total Units

Number of Floors - South Parcel
Number of Floors - North Parcsl

V. Parking

Upper Level Parking

Lower Level Parking

Total Parking Area

Add: Back-of-House/Subterranean
Grand Total - Sutterranean

Parking Spaces
Upper Level Parking
Lower Level Parking

Total Parking Spaces

Average SF per Space

Parking Ratio

South Block North Block
98 800 SF 28,200 SF
30,000 5F 0 SF

4,822 SF 5,600 SF

0 SF 5,102 SF

9,100 SF 0 SF
97,847 SF 42,038 SF
240,569 SF 81,940 SF
0 SF 72,000 SF

0 SF 28,150 SF

C SF 100,150 SF
240,568 SF 182,090 SF

2.75 Acres
Total Percent
127,000 SF 30.0%
30,000 SF 7.4%
10,422 SF 2.5%
6,102 SF 1.4%
9,100 SF 2.2%
139,885 SF 33.1%

| 322509S8F | 763%

72,000 SF 17.0%
28,150 SF 87%

! 100,150 SF 23.7%

422,658 SF | 100.0%

247 Units
47 Units
294 Units

48 Units
342 Units

8 Fioors
8 Floors

118,813 SF
122,187 SF
241,000 SF

48.000 SF
289,000 SF

258 Spaces
281 Spaces
540 Spaces

445 SF per Space

1.8 Spaces per Room




TABLE 2

DEVELOPMENT COSTS
OCEANSIDE PIER RESORT HOTEL
CiTY OF OCEANSIDE

i, Direct Costs (1)

Off-Sites (2)
On-Sites
Parking
Hotel Shell
Historic Houses Relocation
Historic Houses Rehabilitation
Fractional Shell
FF&E
Retail/lLeased Restaurant Finishes (3)
Hotel Restaurant Finish
Spa Finish
Contingency

Total Direct Costs

if. indirect Costs
Architecture & Engineering
Permits & Fees (2)
Legal & Accounting
Taxes & Insurance
Retail & Restaurant Leasing Commissions (3)
Marketing
Pre-Opening and Staff Training
Developer Fee
Contingency
Totai indirect Costs

ili. Financing Costs
interest During Construction
Loan Fees
Operating Deficit Reserves
Total Financing Costs

fV. Total Developmient Costs
Or Say {Rounded}

{1) Reflects the paymant of prevalling wagss.
(2} Per Daveloper. Not verified by KMA or City.

{3) Includes specialty restaurant, coffes shop, and retall,

Prepared by: Keyser Marston Assodates, Inc.

Total

$3,579,000
$1,7586,000
$21,967.000
$75,437.000

$1.397,000
$25,772,000
$17,856,000
$244.000
$2,608,000
$2,204,000
$10.151,000
$162,969,000

$9,772,000
$3,900,000
$700,000
$1.800,000
$64,000
$6,112,000
$1,600.000
$4,780,000
$1,053,000
$29,781,000

$10,900,000
$2,981,000
$2,600.000
$16.481,000

$208,231,080
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$30

$15
$40,680
$234

$559
$257
$52,211
$40

$250
$242

6.6%
$386
$476,518

6.0%
$9
0.4%
1.1%
$10
$17,871
$5,442
2.8%
3.7%
18.3%

6.7%
1.8%
1.6%
10.1%

$485
$612,000

Comments

FPer SF Land

Per SF Land

Per Space

Per SF GBA - Hotsl

included below

Per SF Historic Houses (2,500 SF)
Per SF GBA - Fractionals

Per Unit

Per SF GBA - Retail

Per SF GBA - Owned Restaurant/Lounge
Per SF GBA - Spa

of Directs

Per SF GBA

Per Unit

of Directs

Per SF GBA

of Directs

of Directs

Per SF GBA - Retail
Per Unit

Per Hotel Rocom

of Directs

of indirects

of Directs

of Directs
of Directs
of Directs
of Directs

Per SF GBA
Per Unit




TABLE 2
- Historic Resources

i

NET OPERATING INCOME

OCEANSIDE PIER RESORT HOTEL
CITY OF OCEANSIDE

i, Revenue Year § Stabilized
Room Revenue $311 ADR  74.2% Occupancy $24,758,000
Food & Beverage 36.8% of Room Revenue $9,101.000
Telephone Revenue 0.7% of Room Revenue $162.000
Spa $6.585 Per Room $1,835 000
Retail Leass $3.38 Per SF/Month $248,000
Parking Revenue $6,34C Per Room $1,864,000
Other Revenue 2.0% of Room Revenue $484.000
Gross Revenue $38.553,000

il. Expenses
Room Expense 26.0% of Room Revenue ($6,430,000)
Food & Beverage Expense 63.0% of Food & Beverage ($5,735,000)
Telephone Expense 170.4% of Telephone Revenue ($276,000)
Spa 86.0% of Spa Revenue {$1,665,000)
Retail Lease 0.0% of Retail Lease Revenue 30
Parking Expense 40.0% Parking Revenue ($746,000)
Other 37.4% of Other Revenue ($181.000)
Subiotal Departmental Expenses ($15,033,000)
{Less) Overhead Expenses (1) 25.6% of Gross Revenue ($9,863,000)
{l.ess) Fixed Charges 2 9.6% of Gross Revenue {$3,684,000)
Total Expenses 74.1% of Gross Revenue ($28,580,000)

iii. Net Operating income {NOI) - Hotel 25.8% of Gross Revenue $5,973,000

{V. Net Operating Income - Fractionals

Add: Non-Owner Usage Fractiona!l NO! $158,000
Add: Owners' Usage Fractionai NOI $73,000
Net Operating income - Fractionals $241.000
V. Grand Total NOI $10,214,060

cludes general & administrative, marketing, energy, property operation, and base managemant fee
- = ¢ =)

{2} includes laxes, ingurance. operating leases, ownership costs, FF&E resarve, and incentive management feg

Prepared by: Keyser Marston Assodates, Inc.
Fitiename: i Cceanside\Pler ResorfiHistoric Alternative; 1/8/2008;wci



TABLE 4

DEVELOPER RETURN
OCEANSIDE PIER RESORY HOTEL
CITY OF OCEANSIDE

Net Sales Proceeds - Hotel
Grand Total NOI - Stabilized Year &
Capitaiized Value of NOI @ 8 0%

(Less) Cost of Sale @ 3.0%
Net Sales Proceeds - Hotsl

. Net Sales Proceeds - Fractionals

NPV of Gross Sales Proceeds @ 10% $155,000 /Fractional Period

(Less) Marketing Expenses @ 12.0% of Sales
Less) Sales Expenses @ 8.0% of Sales
{Less) Operating Expenses @ 5.0% of Sales

Net Fractional Sales Revenue

. Total Net Proceeds Hotel and Fractionals

{Less) Tota!l Development Cosis

Developer Profit (1)

Minimum Target Developer Profit 12.5% of Value
Add: Developer Profit Shortfall

V. Estimated Financing Gap

{1} Excluding land acgusition cost.

Prepared by: Keyser Marston Associates, inc.

$10,214.000

$127,675,000

{$3.830.000)
$123,845,000

$89,183,000
{$10,702,000)
{$7,135,000)

{$4.459,000)
$66,887,000

$190,732,000

{$208.231.000}
{$18,499,000)
-8.7% of Value
-8.8% of Cost

$23,842,000
$18.,499,000

$42,341,000

Filename i Oceansice/Pler Resert/S.D. Malkin/Historic Alternative; 1/8/2008;wcl



TABLES

ESTIMATE OF TRANSIENT OCCUPANCY TAX (v

OCEANSIDE PIER RESORT HOTEL
CITY OF CCEANSIDE

Year 5 Stabilized

. Estimate of TOT - Hotel

Number of Rooms 284
Days 365
Total Room Nights 107,310
Occupancy Rate 74.2%
Total Occupied Rooms 78,624
Average Daily Rate (ADR) $311
Total Room Revenue $24,758,000
Transient Occupancy Tax (TOT) 10.0%
Total TOT Revenue - Hotel $2,475,800
il. Estimate of TOT - Fractionals
A. Non-Owner Usage Fractionals
Number of Units 48
Number of Nights 3606
Total Room Nights 17,280
Percent of Fractional Periods Available 8.3%
Total Room Nights 1,440
Occupancy Rate 55.0%
Total Occupied Rooms 792
Average Daily Rate (ADR) $528
Total Room Revenue $418,471
Transient Occupancy Tax (TOT) 10.0%
Total TOT Revenue - Non-Owners' Usage $41,847
B. Owners' Usage Fractionals
Number of Units 48
Number of Nights 380
Total Room Nights 17,280
Percent of Fractional Periods Available 91.7%
Total Room Nights 15,840
Occupancy Rate 100.0%
Total Occupied Rooms 15,840
Average Daily Rate (ADR) $0
Total TOT Revenue - Owned %0
Transient Occupancy Tax {TOT) 10.0%
Total TOT Revenue - Qwners’ Usage $0
Hi. Total TOT - Hotel & Fractionals $2,518,000

{1) Recurring annual rev enue in stabilized year

Prepared by: Keyser Marston Associates, inc.
Filename i Oceanside/Pier Resort/S. D). Malkin/Historic Alternative; 1/8/2008:wcl



TABLE &

ESTIMATED TAX INCREMENT REVENUE (¢
OCEANSIDE PIER RESORT HOTEL
CITY OF OCEANSIDE

Year 5 Siabilized

i. Estimate of Tax increment - Hotel

Net Operating Income $10,214,000
Capitalization Rate 8.0%
Capitaiized Value $127.675,000
Per Unit $434,000
Estimated Per-Unit Assessed Value $434,000
Tax Increment per Unit 1.0% $4.340
Total Tax Increment $1,276,000
{Less) Housing Set-aside 20.0% {$255,000)
(Less) Gther Pass-throughs 20.0% {$255.000)
Net Tax increment $766,000

. Estimate of Tax increment - Fractionals

Gross Sales Proceeds $194,000 /Fractional Period $111,878,000
(Less) Marketing Expenses 12.5% of Sales ($14,001,000)
{Less) Operating Expenses 5.1% of Sales {$5,737,000)
stimated Assessed Value $92.140,000
Per Unit (48 Units) $1,920,000
Estimated Per-Unit Assessed Value
Tax Increment per Unit 1.0% $19,000
Total Tax increment $912,000
(Less) Housing Set-aside 20.0% ($182,000)
(L.ess) Other Pass-throughs 20.0% ($182.000)
Net Tax Increment $548,000
. Total Tax Increment $1,314,008

{1} Recurring annual rev enue in stabilized year
NOTE: No assurances are provided by KMA as to the certainty of the projectad tax increment revenues shown in this document.
White we believe our estimates to be reasonable, actual taxable values will vary from the amounts assumed in the projection.

Prepared by: Keyser Marston Associates, inc.
Fitename I Oceanside/Pier Resort/S.D. Malkin/Historic Alternative; 1/8/2008;wcl



TABLE7

ESTIMATED SALES TAX REVENUE (1)

OCEANSIDE PIER RESORT HOTEL
CITY OF OCEANSIDE

Year § Stabilized

i Hotel
Food & Beverage $9,300,082
Percent to City 1.0%
City Share of Sales Tax $93,000

H. Retail/Restaurant - Leased

Square Feet (3F) (2 6,388
Vacancy 95.0%
Net Square Feet Rented 6,069
Sales Per SF $400
Total Sales $2,427.0600
Amount Taxable 100.0%
Total Sales Tax $2,427,000
Percent to City 1.0%
City Share of Sales Tax $24,000

. Retail/Restaurant - Owned

Square Feet (SF) (3) 10,702
Vacancy 95.0%
Net Square Feet Rented 10,167
Sales Per SF $400
Total Sales $4.,067,000
Amount Taxable 100.0%
Total Sales Tax $4.,067,000
Percent to City 1.0%
City Share of Sales Tax $41,000
W. Total Sales Tax $158,000
(1) ng annual rev enue in stabilized year.

cased refall and spa store
{3y includes North and Scuth Block rastaurants, pius hotel gift shop

Prepared by: Keyser Marston Associates, Inc.
Filename . Oceanside/Pier Resor/S.[D. Malkin/Mistoric Aliemative; 1/8/2008;wct
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RESOLUTION NO.

A RESOLUTION OF THE COMMUNITY
DEVELOPMENT COMMISSION OF THE CITY OF
OCEANSIDE, CALIFORNKIA CERTIFYING THE
FINAL ENVIRONMENTAL IMPACT REPORT FOR
THE OCEANSIDE BEACH RESORT PROJECT AND
ADOPTING A MITIGATION MONITORING AND
REPORTING PROGRAM, FINDINGS AND A
STATEMENT OF OVERRIDING CONSIDERATION

(S.D. Malkin - Applicant)

WHEREAS, S.D. Malkin submitted an application for a Tentative Map (T-204-
06), Development Plan (D-213-06), Conditional Use Permit (C-208-06) and Regular
Coastal Permit (RC-215-06) for the construction of a 336-unit hotel, 48-unit fractional
time shares and 18,500 square feet of commercial uses located on two city blocks
bounded by Pier View Way on the north, Seagaze Drive on the south, Myers Street on
the east and Pacific Street on the west (collectively “Oceanside Beach Resort
Development Project™); and

WHEREAS, a Final Environmental Impact Report for the Oceanside Beach
Resort Development Project was prepared and circulated for public and agency review
and proper notification was given in accordance with the California Environmental
Quality Act: and

WHEREAS, the City Council, did on the 16th day of January, 2008, conduct a
public meeting on the content of the Final Environmental Impact Report;

NOW, THEREFORE, the City Council of the City of Oceanside does resolve and
certify as follows:
I. The Final Environmental Impact Report was completed in compliance with the

provisions of the California Environmental Quality Act (CEQA).
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There are certain significant environmental effects detailed in the Final
Environmental Impact Report which have been avoided or substantially lessened
by the establishment of measures which are detailed in Findings Regarding the
Environmental Impacts of Oceanside Beach Resort Development Project (Exhibit
“A”), Statement of Overriding Considerations for the Oceanside Beach Resort
Development Project  (Exhibit “B”), and Mitigation and Monitoring and
Reporting Program (Exhibit “C”).

The Final Environmental Impact Report, Mitigation and Monitoring and Reporting
Program, Findings Regarding the Environmental Impacts of Oceanside Beach Resort
Development Project, and Statement of Overriding Considerations for the Oceanside
Beach Resort Development Project were presented to the City Council, and the City
Council reviewed and considered the information contained in these documents prior to
making a decision on the project. The Final Environmental Impact Report, Mitigation
and Monitoring and Reporting Program, Findings Regarding the Environmental Impacts
of Oceanside Beach Resort Development Project, and, Statement of Overriding
Considerations for the Oceanside Beach Resort Development Project have been
determined to be accurate and adequate documents which reflect the independent
judgment of the City Council.

The Final Environmental Impact Report for the Oceanside Beach Resort Development
Project IS CERTIFIED, effective as of this day.

Pursuant to Public Resources Code Section 21081.6 the City Council adopts the
Mitigation Monitoring and Reporting Program for the Oceanside Beach Resort
Development Project attached as Exhibit “C” and incorporated herein by this reference
and finds and determines that said program is designed to ensure compliance with the
mitigation measures during project implementation.

Pursuant to Public Resources Code Section 21081, the City Council hereby adopts the

Findings Regarding the Environmental Impacts of Oceanside Beach Resort

[\
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Development Project, attached as Exhibit “A™ and incorporated herein by this reference.
and the Statement of Overriding Considerations for the Oceanside Beach Resort
Development Project attached as Exhibit “B” and incorporated herein by this reference.
Notice 1s HEREBY GIVEN that the time within which judicial review must be sought
on this decision is governed by the provisions of the California Environmental Quality
Act.

PASSED and ADOPTED by the City Council of the City of Oceanside. California this

day of . 2008 by the following vote:

AYES:
NAYES:
ABSENT:
ABSTAIN:

Mayor of the City of Oceanside

ATTEST: APPROVED AS TO FORM:

ye
. -, //‘(2 N /{ K
Ay /7 i/
L b [ s
City Clerk _City’Attorney
s #
')'4/

(23




EX IT“A”

FINDINGS REGARDING THE
ENVIRONMENTAL IMPACT REPORT FOR THE PROPOSED
OCEANSIDE BEACH RESORT PROJECT

{State Clearinghouse (SCH} No. 2007011042}
L INTRODUCTION

Pursuant to the Califormia Environmental Quabity Act (“CEQA.” Public Resources Code §§ 21000-
211781} and the State CEQA Guidelines (14 California Code of Regulations, §§ 15000-15387), the City
of Oceanside is the lead agency for the Oceanside Beach Resort Project (proposed project). The City
prepared an environmental impact report (“EIR”) for the project (SCH Ne. 20070011042), which
analyzed the potentially significant environmental impacts of the project.

The City hereby certifies and finds that the EIR for the project has been completed in compliance with
CEQA and the State CEQA Guidelines. The City further makes the following Findings, pursuant to State
CEQA Guidelines § 15091: the EIR concluded that the project will have significant, but mitigable,
environmental impacts in the following areas: aesthetics, air quality, cultural resources, hazards and
hazardous materials, hydrology and water quality, noise, paleontological resources, and traffic, circulation
and parking. In addition. the project will have significant and unavoidable environmental impacts
associated with climate change, cultural resources, land use, and traffic, circulation and parking.

. PROJECT DESCRIPTION AND PURPOSE

The Oceanside Beach Resort project site is located on two city blocks (Blocks 16 and 17) i the City's
downtown area. The project site consists of 18 separate parcels bounded by Pacific Street on the west,
Myers Street on the east, Pier View Way on the north, and Seagaze Drive on the south. The NCTD
railroad corridor 1s located one block east of the site, and the Oceanside public beach is located directly
across Pacific Street to the west. The propesed Oceanside Beach Resort project would develop a total of
approximately 420,000 square feet (SF) of hotel/timeshare, visitor-serving commercial, and supporting
uses on the two blocks totaling 2.76 acres, including the South Block (Block 16, 1.38 acres) and the North
Block (Block 17, 1.38 acres).

The objectives of the proposed project are histed below.
1. Redevelop two blocks located within the City of Gceanside’s Downtown Redevelopment Area

with a minimum of 240 hotel rooms, 18,500 SF of visitor-serving commercial uses, on-site
perking and supporiing uses.

2. Design and implement a development that is consistent with the City’s Nine Block Pier Area
Master Plan and Local Coastal Program.

3. Promote the long-term viability and transformation of the Redevelopment Project Area.

4. Enhance the aesthetics of the D-Downtown District through a distinctive project design.

5. Protect view corridors, develop buildings with an east/west orientation, and provide uses

consistent with Gceanside’s Local Coastal Program.

6. Provide pedestrian connectivity along Pacific Street and the surrounding streets.



Provide ballroom and meeting taciliies to accommodate up to 500 people as a benefit to the

public.

&0

Retamn connectivity with Oceanside’s past through the relocation. rehabibitation. and
mcorporation of the Graves House. located at 162 North Pacific Street, into the project site.

North Block. The North Block would feature approximately 180,500 SF of hotel, umeshare. and retail
uses i two above-ground destination resort wings that would each have a maximum height of
approximately 90 feet. The North Block buiiding would be developed on a 1.38 acre block with & total
FAR of approximately 3.0. The North Block would have approximately 45 percent site coverage,
approximately 42 percent open space, with the remaiming approximately 13 percent consisting of ancillary
and public access areas. The north hotel tower would provide up to 120 resort keys, which would include
a combination of hotel rooms and fractional/timeshare units, along with a restaurant and shops.

The Graves House would be relocated from its current location on the South Block {102 North Pacific
Street) to the North Block and be incorporated into the public plaza. The residence would undergo
restoration and adaptive rehabilitation for re-use, such as a coffee house, restaurant, or other visitor-
serving use compatible with the character of the structure, and would provide a timeline to the past
through a historic depiction plaque.

South Block. The South Block would feature approximately 240,000 SF of hotel uses in one eight-story,
above-grade destination resort tower that would have a maximum height of approximately 90 feet. The
south tower would be developed on a 1.38 acre block at an FAR of approximately 4.0. The South Block
would have approximately 75 percent site coverage. approximately 18 percent open space, with the
remaining approximately seven percent consisting of ancillary and public access areas. The south hotel
tower would provide up to 293 hotel units.

Discretionary Actions The Oceanside Beach Resort project would require the following discretionary
approvals from the City of Oceanside:

e Certification of the EIR and adoption of CEQA Findings, Statement of Overriding
Considerations, and a Mitigation Monitoring and Reporting Program.

« Tentative Map to allow the subdivision of on-site properties and establish requirements for
necessary mfrastructure and off-site improvements.

s Mixed-Use Development Plan for a beach resort and all related support facilities “to provide
fiexibility in land use regulations and site development standards” in accordance with subsections
(N} and (XK} of the D Downtown District Additional Development Regulations.

« Coastal Development Permit for all proposed development actions to allow development within
the Coastal Zone.

= Conditional-Use Permit for the hotel/timeshare uses and related support facilities.
s  Disposition Development Agreement.

¢« Land Lease Agreement between the City and the applicant to allow the subterranean parking
structure to extend beneath sidewalks and the City rights-of-way.

e Historic Permit for the relocation of one historic structure and the demolition of ancther.
s Any other necessary approvals.

In addition, the following approvais would be required from Responsible or Trustee Agencies:



= National Pollutant Discharge Elimination S
General Permit by the State Water Resou

tern (NPDES) Construction Activities Storm Water
s Control Board (SWRCB).

« Any other necessary approvals.
318 ENVIRONMENTAL REVIEW PROCESS

On January 11, 2007, a Notice of Preparation (NOP) was distributed by the City of Oceanside for the
proposed project. The State of California Clearinghouse issued a project number for the EIR, SCH No.
26070011042, Tn accordance with State CEQA Guidelines Section 15082, the NOP was circulated to the
agencies, groups and individuals listed in Appendix A for a period of 30 days, during which time
comments were solicited pertaining to environmental issues/topics that the EIR should evaluate. A copy
of the NOP and each NOP comment letter received 15 provided in Appendix A. An EIR scoping meeting
was held on January 25, 2007 in the Oceanside City Council Chambers to recerve public input on the
content and scope of the EIR for the project.

In accordance with State CEQA Guidelines Section 15087 and 15150, the Draft EIR was distributed to
the State Clearinghouse, federal, state and local agencies, organizations and individuals for a 45-day
public review beginning on September 4, 2007 and ending on October 18, 2007 at 5:00 pm. Comment
letters received on the Draft EIR during the public review period were responded to in writing and
included as the Response to Comments section in the Final EIR.

Iv. FINDINGS REGARDING IMPACTS THAT CAN BE MITIGATED TO BELOW A
LEVEL OF SIGNIFICANCE

The City, having reviewed and considered the information contained in the EIR, the appendices to the
EIR, and the administrative record, finds, pursuant to California Public Resources Code §21081(a)(1) and
CEQA Guidelines §15091(a)(1), that changes or alterations have been required in, or incorporated into,
the project which would mitigate, avoid, or substantially lessen to below a level of significance the
following potentially significant environmental effects identified in the EIR in the following categories:
aesthetics, air quality, cultural resources, hazards and hazardous materials, hydrology and water quality.
noise, paleontological resources, and traffic, circulation and parking.

A. Aesthetics

Potential Impact: Would the project create a new source of substantial light or glare which would
adversely affect day or mighttime views in the area?

Finding: The proposed Oceanside Beach Resort project would create a new source of light from the
illumination of two new eight-story buildings on two City blocks at night. However, the project is not
anticipated to result in a new source of glare because it would not use reflective building materials.

Facts in support of Finding: The proposed project would be required to meet the lighting regulations
outlined in Chapter 39. Light Pollution Regulations, in the City of Oceanside City Code of Ordimances
and the D Downtown District regulations regarding above-standard design requirements. To ensure that
the new sources of light from the proposed project would not affect nighttime views, various light
standards, refractors, automatic cutoff policies and horizontal lumens would be used to reduce light
impacts associated with the proposed project to below a level of significance.

Mitisation Measures:




Aes-i The proposed project shall adhere to addittional light standards by installing refractors,
automatic cutoffs, and honzontal lumens. It is also recommended that windows be treated or

fabricated with non-reflective materials to reduce indoor hght from shining through them.

Level of Significance After Mitigation: Less than significan

B. Alr Quality

Potential Impact: Would the project violate an aw quality standard or contribute substantially to an
existing or projected air quality violation includmg pollutant emissions for which the region is in federal
or state nonattainment?

Finding: The proposed Oceanside Beach Resort project, in combination with the proposed CityMark
development project {development of the downtown blocks 5. 18, 19, 20, and 21), would have the
potential to result in the exceedance of screening thresholds for criternia pollutants if both projects are
constructed simultaneously.

Facts in Support of Finding: Development of the proposed Oceanside Beach Resort project on its own
would not violate any air quality standard or contribute substantially to an existing or projected air quality
violation. Therefore, direct project impacts would be less than significant. However, if the proposed
CityMark development project and the Oceanside Beach Resort project are constructed simultaneously, a
potentially significant temporary cumulative air guahty impact would occur.

Implementation of mitigation measure Air-1 would reduce cumulative air quality impacts associated with
the stmultaneous construction of the CityMark development project and the proposed Oceanside Beach
Resort project to below a level of significance. Implementation of this measure would ensure that the
combined emissions from both projects remain below the screening level thresholds identified by the San
Diego Air Pollution Control District for criteria pollutants. To further reduce air emissions, air quality
Best Management Practices (BMPs) and a Construction Management Plan would be implemented during
construction and an Operations Management Plan would be implemented post-construction.

Mitication Measures:

Air-1 If the Oceanside Beach Resort project and the CityMark development project are constructed
at the same time, an ailr emissions construction plan shall be prepared by a gualified air
quality specialist and approved by the City Planning Department to ensure that the number of
construction vehicles and equipment used simuitanecusly would not exceed the allowable
significance threshold for any criteria poliutant. The air emissions construction plan shall
identify the maximum number of construction vehicles and equipment and the hours per day
that they would be allowed to operate af each site.

Level of Significance After Mitication: Less than significant.

C. Cultural Resources

Potential Impact: Would the project cause a substantial adverse change in the significance of an
archaeological resource; or cause a substantial adverse change in the significance of a historical resource?




Findings:

Yogical Resources

:al for buried archaeclogical features and deposits associated with former
ted privy pits {outhouses) located on the North and South Blocks. Construction
Oposeﬂ proiect would require grading and excavatton, which ma, impact potentialhy
ological deposits, including prehistoric archaeological sites and, most likely, historical
5 and demsxts associated with early residential development dating tfrom the late 1880s to 1910 on
e North and South Blocks.

a high pote

Historic Resources

The project site contains four existing residential structures that would require demolition or removal and

rpieca‘ion prior to proiect construction. An evaluation of the potential for these structures to meet one or
e of the criteria for listing on the CRHR mndicated that two of the structures located at 1062 and 106

?\orth Pacific Street qualify for CRHR eligibility. Therefore, they are considered to be significant historic

resources.

Facts in Support of Findings: Site grading and excavation for the proposed project may disturb privies
and trash pits associated with the historic residential uses of the site, resulting in a significant impact to

rchaeological resources. Mitigation measures Cul-1 and Cul-2 would reduce potential impacts to
archaeological resources below a level of significance. Mitigation measure Cul-3 would reduce impacts
to the structure at 102 North Pacific Street below a level of significance. Mitigation measure Cul-4
identifies two options for reducing impacts to the structure at 106 North Pacific Street. One of the options
(a) would fully mitigate the impacts, while the other option (b) would reduce the impacts, but not below a
level of significance. This second option is addressed in Section V, Findings Regarding Significant
Impacts That Even With Mitigation Measures Cannot Be Mitigated To Below A Level Of Significance.
Finally, mitigation measure Cul-5 would reduce impacts associated with the structures located at 109
North Myers Street and 112 A/B Seagaze Drive to below a level of significance.

Mitioation Measures:

Cul-1 Prior to the issuance of a grading permit, the applicant shall provide evidence of a full-time
archaeological and Native American monitoring program during removal of all existing
landscape and hardscape, including the initial stages of site grading or excavation within
native soils per the following requirements:

a. Prior to the issuance of a building and/or grading permit, the applicant shall provide a
letter of verification to the Oceanside Planning Department stating that a qualified
archaeoclogist and Native American monitor have been retained to implement the
monitoring program. The requirement for archaeological monitoring shall be noted on the
grading plans. All persons involved in the archaeclogical monitoring of this development
shall be approved by the Planning Department prior to the first preconstruction meeting.
The applicant shall notify the Planning Department of the start and end of construction.

b. The qualified archacologist and Native American monitor shall attend any
preconstruction meetings to make comments and/or suggestions concerning the
archaeoclogical and Native American monitoring program with the construction manager.

¢. The qualified archaeologist and Native American monttor shall be present on site at all
times during grading of native soils.

W



Cul-2

Cul-3

Cul-4

When requested by the archaeoclogist or \ame American monitor, the contractor shall
divert, direct or temporarily halt ground disturbing activities m the area of discovery fo
alfow evaluation of potentially significant archaeofogical and/or Nafive American
resources. The archaeologist or Native American monitor shall immediately notify the
Planning Department of such a finding at the time of discovery. The signiﬁcance of the

o~

discovered resource(s) shall be determmed by the archacologist or Native American
monitor, 1 Comuitaﬁon with the Planning r)epaltmem and the Native American
community. The Planning Department must concur with the evaluation procedures

before grading activities are allowed to resume. For ;)O{elmaliy significant historical
resources discovered during site development, a Research Design and Data Recovery
Program shall be prepared and carried out to mitigate impacts before grading activities in
the area of discovery are allowed to resume. Any human bones of Native American
origin shall be turned over to the appropriate Native American group for rebural.

e. All historical materials collected shall be cleaned, cataloged and permanently curated
with an appropriate institution. All artifacts shall be analyzed to identify function and
chronology as they relate to the history of the area. Faunal material shall be identified as
to spectes, and specialty studies shall be completed as appropriate. Additionally, any
sites and/or features encountered during the monitoring program shall be recorded on the
applicable Department of Parks and Recreation forms (DPR 523A/B, et al) and
submitted fo the South Coastal Information Center at San Diego State University and the
San Diego Museum of Man with the final monitoring results report.

f. Prior to the release of the grading bond, the applicant shall submit to the Planning
Department 2 letter of acceptance for the archaeological collection from the appropnate
institution. In addition, a monitoring results report and/or evaluation report, if
appropriate, which describes the results, analysis, and conclusions of the entire
archaeological and Native American monitoring program (with appropriate graphics and
photo documentation) shall be submitted to and approved by the Planning Department.
For significant archaeological or Native American resources, z Research, Design and
Data Recovery Program shall be included as part of the evaluation report. A mitigation
report for significant resources, if required, shall be submitted to and approved by the
Planning Department prior to the release of the grading bond.

During project construction, the construction contractor shall implement proper security
measures, such as locked fencing, patrols, and covering of exposed archaeological features, to
the satisfaction of the City enforcement officer. Security measures shall be put into place
during the initial construction phases of the project to protect the well-known historical areas
from trespassers who are frequently known fo loot sites prior to or during treatment by
professional archaeclogists and/or culturally affiliated Native Americans.

Prior to the relocation of the structure located at 102 North Pacific Street, the applicant shall
retain a qualified architectural historian to prepare a relocation plan and to oversee the
relocation, restoration and rehabilitation of the structure and to ensure that all work follows
the Secretary of the Interior’s Standards.

In order to mitigate for the significant project impact te the historic structure located at 106
North Pacific Street, one of the following options shall be implemented by the applicant.

a. Relocation, Restoration and Adaptive Re-use. The structure located at 106 North
Pacific Street shall be relocated and integrated into the proposed Oceanside Beach Resort
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nroject. similar to the structure at 102 North Pacific Street, or shall be relocated to
another bie location 1n downtown Oceanside. Under this option. the applicant shali
retan a gualified architectural historian to prepare a relocation plan and to oversee the
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relocation. restoration and rehabilitation of the structure and to ensure that all work
follows the Secretary of the Interior’s Standards. Implementation of this option to
relocate and preserve the historic structure at 106 North Pacific Street would reduce
impacts to below a level of significance.

b, Option Cul-4/'b 1s addressed m Section V, Findings Regarding Significant Impacts That
Even With Mitigation Measures Camnot Be Mitigated To Below A Level Of
Significance.

Cui-5 Prior to demolition of the structures located at 109 North Myers Street and 112 A/B Seagaze
Drive, additional documentation of each structure shall be conducted by a qualified historian
after vegetation removal and prior to demolition. Good-quality photographs of the building
exterior shall be taken; however, a HABS-level survey is not required.

Level of Significance After Mitigation: Less than significant.

D. Hazards and Hazardous Materials

Potential Impact: Would the project create a significant hazard to the public or the environment through
reasonably foreseeable upset and accident conditions involving the release of hazardous materials?

Finding: Implementation of the proposed project would result in a potentiaily significant impact
associated with hazardous materials due to nearby contaminated sites and known groundwater
contamination present at the near eastern adjacent property and on the project site itself.

Facts in Support of Finding: The Phase I ESA prepared for the proposed project identified evidence of
two potentiaily significant hazardous materials impacts; the first from groundwater contamination
associated with former underground fuel storage tanks (Atchison Topeka & Santa Fe Ratlroad property)
and the second from soil and groundwater contamination associated with a former manufactured gas plant
{Gceanside Electric & Gas Company).

Based on the determined groundwater flow direction beneath the former Atchison Topeka & Santa Fe
Railroad facility located east of the site, it appears that the proposed project site is located down-gradient
of this facility. Therefore, based on the presence of petroleum contaminated groundwater beneath this
facility and its proximity to the proposed project site, it 18 possible that contaminated groundwater 1s
present beneath the project site.

Based on the potential for soil and groundwater contamination from the Oceanside Flectric & Gas
Company located adjacent to the site, it is possible that contaminated groumdwater emanating from the
former manufactured gas plant 1s present beneath the project site. In addition, there iz a possibility that
manufactured gas containers are buried below the surface of the project site. Based upon this
information, implementation of the proposed project would result in potentially significant impacts
associated with hazardous materials

Implementation of mitigation measures Haz-1 and Haz-2 would reduce potentially significant impacts
associated with contaminated groundwater associated with the former railroad property and contaminated
soil and groundwater associated with the former gas plant. respectively, to below a level of significance.
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Mitication Measures:

Haz-} Prior to 1ssuance of any grading permits. a gualified hazardous materials professional shall
test the groundwater along the southeastern provperty boundary. in conformance with County
Departrent of Environmental Health (DEH) requirements, to determine 1f confamimants are
present. I contaminants are found i on-site groundwater, the hazardous matenals
professional shall complete a Health Risk Assessment and any necessary remediation to the
satisfaction of the County DEH based on the proposed development plans.

Haz-2 During grading activities, a qualified hazardous materials monitor shall be on site to monitor
the area for manufactured gas contamers. [f manufactured gas containers are discovered.
grading shall be halted in that area and the proper agencies, including County DEH, shall be
notified. If required by County DEH, soil sampling shall be conducted in the area to ensure
that contamination has not occurred. Remediation shall be conducted where contamination
has occurred and proper disposal of the contamers shall be completed.

Level of Significance After Mitigation: [ess than significant.

E. Hydrology and Water Quality

Potential Impact: Would the project alter the existing drainage or hydrology of the site or area in a
manner which would result in flooding; exceed the capacity of the storm water drainage system; or result
n substantial erosion or siltation on or off site?

Finding: Operation of the proposed project would have the potential to result in significant direct and
cumulative hydrology impacts if the necessary storm drainage improvements are not in place prior {o site
operation to carry runoff from the project site.

Facts in Support of Finding:

Localized flooding currently occurs in the area swrrounding the project site. Recognizing this situation,
the City has previously approved and i1s currently designing and intends to construct dramage
improvements to remedy the flooding problem. If the necessary drainage improvements are constructed
by the City prior to operation of the Oceanside Beach Resort project, then hydrology impacts associated
with flooding would be less than significant. However, if the drainage improvements are not in place
prior to operation of the proposed hotel/timeshare project, then a significant direct and cumulative 1mpact
associated with localized flooding would occur.

Implementation of mitigation measure Hyd-1 would reduce the potentially significant hydrology irpact
to below a level of significance.

Mitioation Measures:

Hyd-1 Prior to 1ssuance of a certificate of occupancy, the following measures shall be implemented to
serve the project site, if they have not already been implemented by the City. If the City
doesn’t nmplement these measures, the applicant shall be responsible for implementation.

a. Replace existing storm drain in Pacific Street with larger pipes to adequately convey the
design discharges identified in the Preliminary Drainage Report for the City of Oceanside
Storm Drain Mamtenance and Water Quality Improvements (PDC, 2005).

b. Construct a new storm drain lateral for Pier View Way and Myers Street.



¢. Recontour Myers Street through gradmmg fo direct runoff to new curb nlets connected to
the new storm drain lateral.

Level of Significance After Mitigation: [ ess than significant

¥. Noise

Potential Impact: Would the project expose persons to or generate noise levels m excess of standards
established m the local general plan or nowse ordinance, or applicable standards of other agencies; or
result m a substantial, temporary or periodic increase i ambient noise levels m the project vicinity above

levels existing without the project?

Findings:

Construction Noise

The project would result in 2 potentially significant impact to on-site sensitive receptors during project
construction.

Exterior and Interior Noise Impacts

In addition, combined rail and traffic noise would have a significant noise impact to the east-facing
hotel/timeshare unit balconies fronting Myers Street. Both interior and exterior noise impacts would
oceur.

Facts in Support of Finding:

Construction Noise

1f the project is constructed in phases, guests occupying earlier phases of the project may be impacted by
noise from the construction of later phases. This would result in a potentially significant impact to on-site
sensitive receptors during project construction.

Exterior Noise Impacts from Train and Traffic Noise

Without intervening structures, the balconies of the units along Myers Street with a line of sight to the
railroad tracks would have a combined total noise exposure of approximately 68 dB CNEL (67 dB CNEL
from train noise and 60 dB CNEL from Myers Street traffic). As a result, the east-facing hotel/timeshare
balconies on Myers Street would have a combined railroad/traffic noise exposure of 68 dB CNEL, which
would exceed the threshold for exterior exposure of 65 dB CNEL. In addition, train noise at the
hotel/timeshare umnits along the Myers street facade facing the railroad tracks would result in 2 significant
noise impact because it would exceed the City’'s 65 dB CNEL exterior nowse standard.

Interior Noise Impacts from Train and Traffic Noise

As discussed above, the combined rail and fraffic noise would result in an exterior noise leve] of 68 dB
CNEL at any facade along Myers Street. Since normal noise attenuation within residential structures with
closed windows is about 25-30 dBA, an exterior noise exposure of 68 dB CNEL would result in an
interior noise exposure of less than a 45 dB CNEL with the windows closed. Therefore, the umits facing
Myers Street would require 23 dB of structural attenuation to meet applicable inferior noise requirements.
In the absences of structural attenuation, interior noise levels would exceed allowable thresholds and
result in a significant noise impact.

Implementation of mitigation measure Noi-1 would reduce potentially significant construction noise
impacts to below a level of significance. Implementation of mitigation measure Noi-2 would reduce train
and traffic noise impacts to the units facing Myers Street to below a level of significance. Measure Noi-3
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would reduce terior noise impacts to below a level of significance by achieving a 45 dB CNEL noise

During project construction, the following conditions shall be implemented to the satisfaction
of the City Engineer:

Hours of construction shall be limited to 7 a.m. to 7 p.m. Monday through Saturday.

Construction equipment shall be staged at least 500 feet from sensitive noise receptors,
where feasible, and shall be shut down within five minutes when immediate use is not
planned. This measure shall include idiing trucks waiting to deliver or be loaded with

The areas designated for equipment maintenance, shall be located as far as practicable
from existing residences and maintenance shall not be performed outside the prescribed
construction hours.

If temporary traffic control signs, warning signs, lighting or other similar pieces of
equipment are located within 200 feet of a sensitive receptor, power shali be supplied by
batteries or other means not utilizing internal combustion engines.

Approved mufflers shall be used to meet the 85 dB noise limit.

Discretionary scheduling of noisiest activities shall be implemented to minimize
construction noise intrusion.

Temporary noise barriers shall be erected, as necessary.

level
Nitication Measures:
Noi-J
a.
b.
materials.
C.
d.
e
f.
g.
Noi-2

In order to create outdoor space that achieves 65 dB CNEL, east-facing units along Myers
Street facing the railroad tracks shall implement one of the following measures.

a.

Implement a minimum perimeter barrier of five feet in height along all east-facing
balconies fronting Myers to reduce impacts to below a level of significance. This could
be achieved with a combination of solid material and glass.

Eliminate usable balconies in the east-facing units fronting Myers Street and construct
French doors with no balconies instead.

Provide private noise-protected outdoor usable space in another location within the proposed
project site, such as the pool areas on both blocks, with noise levels below the 65 dB CNEL
requiremnent. The amount of outdoor usable space must meet or exceed the combined square
footage of all east-facing balconies.

If the proposed CityMark development project is approved and construction of Blocks 26
and 21 has commenced prior to operation of the North and South blocks of the Oceanside
Beach Resort project, respectively, then no noise mitigation shall be required.

Noi-3 Dual paned windows shall be installed to mitigate interior noise levels to 45 dB CNEL at all units
facing perimeter roadways or the train fracks. These windows shall also be closed in order to
meet the interior noise stendard. When window closure is necessary to meet standards, 2
supplemental source of fresh air shall be required by code. The ventilation rate for a hotel room
1s typically 36 cubic fee per minute (CFM} for double occupancy.
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Level of Significance After Mitigation: Less than sigmificant.

G. Paleontological Resources

Potential Impact: Resuit in the direct or indirect destruction of a unique paleontological resource or site

Finding: The proposed development would have a potennially sigmificant impact on paleontological
k) ) [y e

resources located within the on-site Terrace Deposits (Bay Pomt Formation) and San Onofre Breccia
Formation.

Facts in Support of Finding; Based on the results of exploratory and laboratory testing, it is anticipated
that Quaternary Terrace Deposits (Bay Point Formation) would be encountered during excavation of the
subsurface parking levels. This formation has a moderate potential to contain fossil resources, mn
particular marine shells and invertebrates. Therefore, construction activities may destroy fossil resources
contained in the Quaternary Terrace deposits.

Since project excavation for building footings may be required beyond the limits of the Quaternary
Terrace Deposits (deeper than 25 feet AMSL), project excavation would have the potential to impact the
San Onofre Breccia Formation, which also has a moderate potential to contain fossil resources.
Therefore, excavation activities associated with the proposed project would have the potential to directly
or indirectly destroy unigue paleontological resources within the onsite Quaternary Terrace Deposits and
San Onofre Breccia Formation.

Implementation of mitigation measure Pal-1 would reduce potentially significant paleontological resource
impacts to below a level of significance.

Mitigation Measure:

Pal-1 The applicant shall provide a full-time paleontological monitoring program during all soil
excavation per the following requirements:

a. Prior to issuance of a building and/or grading permit, the applicant shall provide a
letter of verification to the City of Oceanside Planning Department stating that a
gualified paleontologist and/or paleontological monitor have been retained to
implement the monitoring program. The requirement for paleontological monitoring
shall be noted on the grading plan. All persons involved in the paleontological
monitoring of the proiect shall be approved by the Planning Department prior to the
start of monitoring. The applicant shall notify the Planning Department of the start
and end of construction.

b. The paleontologist or paleoniclogical montior shall be on-site full-time during the
initial cutting of previcusly undisturbed areas. Monitoring may be increased or
decreased at the discretion of the qualified paleontologist, in consultation with the
Planning Department, and will depend on the rate of excavation, the materials
excavated, and the abundance of fossils.

¢. When requested by the paleontologist, the City Engineer shall direct that construction
activities i the area of discovery be diveried, directed. or temporarily halted to allow
recovery of fossil remains. The paleontologist shall immediately notify the Planning
Department of such finding at the time of discovery. The Planning Department shall
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approve salvaging procedures to be performed before construction activities are
allowed to resume.

The paleontologist shall be responsible for preparation of fossils to a pomt of
identification and submittal of a letter of acceptance from a local qualified curation
factlity. Any discovered fossil sites shall be recorded by the paleontologist at the San
Diego Natural History Museum.

~

aw

Prior to the release of the grading bond, a monitoring results report, with appropriate
graphics, summarizing the results, analysis and conclusions of the paleontological
monttoring program shall be submitied to and approved by the Planning Department
and a copy provided to the San Diego Natural History Museum.

Level of Significance After Mitigation: Less than significant.

H. Traffic

Potential Impact: Would the project generate an increase n traffic that is substantial in relation to the
existing traffic load and capacity of the street system; exceed, either individually or cumulatively, a level
of service standard established for designated roadways; substantially increase hazards due to a design
feature or incompatible uses; or result in inadequate emergency access?

Findings:

Operational Impacts

The proposed project would result in significant impacts to area roadway segment operations under
existing, near-term, and long-term (2020) conditions. In addition, the project would result in significant
impacts to area intersection operations under existing and long-term (2020) conditions.

Vehicular Access
The hotel arrival plaza on the South Block of the proposed project site would affect traffic circulation on
Mission Avenue between Pacific Street and Myers Street from vehicles accessing the hotel arrival area.

Pedestrian Access
The project would have the potential to impede pedestrian access in areas surrounding the project site.

Emergency Access
The proposed project would result in temporary street closures which may result in inadequate emergency
access during construction of the proposed project.

Facts in Support of Findings:

Operational Impacts

The proposed project would result in significant 1mpacts to area roadway segment operations under
existing, near-term, and long-term (2020} conditions. In addition, the project would result in significant
impacts to area intersection operations under existing and long-term (2020) conditions. The specific
impacted roadway segments and intersections are listed below.

Roadway Segments
o Mission Avenue from Horne Street to I-5
s  (Coast Highway from Surfrider Way to Mission Avenue
s Pacific Street from Pier View Way to Tyson Street
s Myers Street from Mission Avenue to Seagaze Drive
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Intersections
s Mission Avenuet
o Mission Avenue/My
«  Mission Avenue

In the near-term and long-term (2020) cumulative analyses. the Mission Avenue/Cleveland Street

intersection 1s assumed to be signalized as a condition of approval for other development projects.

However, if the Mission Avenue/Cleveland Street intersection 1s not signalized prior to proposed project
t 1

operation, the proposed project would result in a potentially significant impact to this intersection.

Mitigation measures Tra-7 through Tre-8 have been identified to reduce impacts associated with roadway
segments and intersections from operational mmpacts. Implementation of some mitigation measures
would reduce significant impacts to below a level of significance while other mitigation measures would
only partially mutigate significant impacts or are considered to be infeasible or undesirable by the City.
Mitigation measures that result in significant and unavoidable traffic impacts are included in Section V,
Findings Regarding Significant Impacts That Even With Mitigation Measures Cannot Be Mitigated To
Below A Level Of Significance. Additionally, mitigation measures that would reduce significant impacts
but are considered mfeasible/undesirable by the City are discussed in Section VI, Findings Regarding
Mitigation Measures Found To Be Infeasible: Therefore, Impacts Remain Significant And Unavoidable.

Vehicular Access

The hotel arrival plaza on the South Block of the proposed project would affect traffic circulation on
Mission Avenue between Pacific Street and Myers Street from vehicles accessing the hotel arrival area.
To improve circulation on this segment and at the Mission Avenue/Myers Street intersection, a left-tum
lane would be required on Mission Avenue at the South Block hotel arrival area.

Mitigation measure Tra-10 would reduce potentially significant impacts associated with vehicular access
on Mission Avenue to below a level of significance.

Pedestrian Access

The addition of project-related traffic would significantly impact vehicle access and the flow of traffic on
Myers Street and m the vicinity of the project area. The project proposes to construct new curbs on
several of the surrounding streets including Myers Street, Pacific Street, Pier View Way, and Mission
Avenue. Because the exact specifications for these curbs are unknown, some pedestrian access may be
mhibited and pedestrian access may be further inhibited during train crossings.

Mitigation measure Tra-11 would reduce potentially significant impacts associated with pedestrian access
in the project area to below a level of significance.

Emergency Access

Construction of the proposed project would occur on two city blocks for building construction. The
underground parking structure would occur on the two city biocks and would also be constructed under
Mission Avenue between Pacific Street and Myers Street. The construction of this parking structure
would require Mission Avenue to be temporarily closed for approximately 24 months. Construction may
also require the temporary closure of one side of Pacific Street, Myers Street, Seagaze Drive and/or Pier
View Way.

he propeosed project would resul in temporary street closures which may result in inadequate emergency

access during construction of the proposed project. Mitigation measure Fra-72 will reduce the potentially
significant impact to emergency access during construction to a less than significant level,
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Mitication Measures:

Tra-1

Trae-2

Tra-3

Tra-4

Mission Avenue from Horue Street to I-5. Six options have been identified to mitigate or
partially mutigate the project impact to Mission Avenue between Homne Street and I-5.
However. only one mitigation measure will reduce the impact below a level of sigmficance
and 1s considered acceptable by the City of Oceanside. Mitigation options Tra-7{d) and Tra-
I{f) are discussed in Section V, Findings Regarding Significant Impacts That Even With
Mitigation Measures Cannot Be Mitigated To Below A Level Of Significance, while Tre-
Ib), Tra-I1{c) and Tra-I{e)} are discussed in Section VL Findings Regarding Mitigation
Measures Found To Be Infeasible; Therefore, Impacts Remain Significant And Unavoidable.

a. Improve the Mission Avenue/Horne Street imtersection: This improvement would add
capacity to a key intersection along the impacted roadway segment m order to mitigate
the segment impact by improving traffic flow. However, another project {Belvedere) 1s
already conditioned to make improvements at this intersection. This improvement would
fully mitigate project impacts at this intersection.

Coast Highway from Surfrider Way to Mission Avenue. The City of Oceanside
Transportation Section Public Works Department has determined that the physical widening
of Coast Highway 1s infeasible; therefore, the following alternatives have been identified to
mitigate fmpacts to this roadway segment. The project applicant shall implement one of the
following alternative mitigations.

Alternative 1. Remove curbside parking and provide dedicated northbound and southbound
left-turn lanes along with the necessary traffic signal modifications (providing a protected
left-turn phase) at the Coast Highway/Pier View Way intersection. Street parking lost due to
the mitigation measure shall be replaced. This improvement along with the improvements
conditioned to be implemented by the Oceanside Pier Resort (Wyndham) at the Coast
Highway/Surfrider Way intersection would improve traffic flow and capacity along Coast
Highway, and therefore would mitigate the segment significant impact to below a level of
significance. A reimbursement agreement shall be established such that the future
developments that benefit from these improvements confribute their fairshare.

Alternative 2. In addition to the improvements identified in Alternative 1 above, northbound
and southbound left-turn lanes shall be prohibited along the following intersections on Coast
Highway in order to improve traffic flow:

o Coast Highway/Sportfisher Drive intersection
s Coast Highway/Civic Center Drive mntersection

Alternative 3. is discussed in Section V, Findings Regarding Significant Impacts That Even
With Mitigation Measures Cannot Be Mitigated To Below A Level Of Significance.

This mitigation measure is discussed in Section V, Findings Regarding Significant Impacts
That Even With Mitigation Measures Cannot Be Mitigated To Below A Level Of
Significance.

Myers Street from Mission Avenue to Seagaze Drive. Prior fo issuance of a certificate of
occupancy, the project applicant shall provide full width improvements on Myers Street (a
4(-foot road 1s planned) along the project frontage and convert Myers Street between Pier



Tra-5

Tra-6

Tra-8

Tra-9

Tra-10

Fra-17

View Wav and Mission Avenue fo a two-way street.  Improvements would include
installation of a traffic signal at the Mission Avenue/Myers Street intersection to provide
better access to and from the site after Myers Street 15 converted to a two-way street. A
reimbursement agreement shall be estabhished such that the future developments that benefit
from these improvements contribute thew fairshare. However, if the Myers Street
improvements have aiready been constructed by another project, then the Oceanside Beach
Resort project shall contribute its fairshare towards the improvements.

Mission Avenue/Clementine Street Intersection. Prior to issuance of a certificate of
occupancy, the project applicant shall mstall a traffic signal at the Mission Avenue/
Clementine Street intersection. A reimbursement agreement shall be established such that the
future developments that benefit from these improvements contribute their fawrshare.
However, if the traffic signal has already been constructed by another project, then the
Oceanside Beach Resort project shall contribute its fairshare towards the traffic signal.

Mission Avenue/Myers Street Intersection. Prior to issuance of a certificate of occupancy,
the project applicant shall install a traffic signal at the Mission Avenue/Myers Street
intersection and shall install pedestrian gates on Mission Avenue at the railroad tracks, per the
CPUC railroad guidelines. A reimbursement agreement shall be established such that the
future developments that benefit from these improvements contribute their fairshare.
However, if the traffic signal and pedestrian gates have already been constructed by another
project, then the Oceanside Beach Resort project shall contribute its fairshare towards these
Improvements.

Mission Avenue/Horne Street Intersection. Prior to issuance of a certificate of occupancy,
the project applicant shall upgrade the signal at the Mission Avenue/Horne Sireet mtersection
by widening the south leg of Home Street to 50-feet of pavement from curb-to-curb. A
reimbursement agreement shall be established such that the future developments that benefit
from these improvements contribute their fairshare. However, if the intersection has already
been improved by other projects, then the Oceanside Beach Resort project shall contribute its
fairshare towards the improvements.

Mission Avenue/Cleveland Street Intersection. If the Mission Avenue/Cleveland Street
intersection is not signalized prior to project operation, the project applicant shall mstall a
traffic signal. A reimbursement agreement shall be established such that the future
developments that benefit from the signal contribute their fairshare. However, if the traffic
signal has already been constructed by other projects. then the Oceanside Beach Resort
project shall contribute its fairshare towards the signalization of this intersection.

This mitigation measure is discussed in Section V, Findings Regarding Significant Impacts
That Even With Mitigation Measures Cannot Be Mitigated To Below A Level Of
Significance.

Prior to the issuance of a certificate of occupancy, the project applicant shall, along with the
improvements indicated in Tra-4, provide a westbound left tumn lane on Mission Avenue at
the project driveway. Appropriate sight distance in conformance with the City’s standards
should also be provided at the all project driveways.

Prior to the issuance of a certificate of occupancy, the project applicant shall construct
Americans with Disabilities Act (ADA) compliant sidewalks on Myers Street, Seagaze Drive,
Pacific Street, Pier View Way and Mission Avenue fronting the project blocks. ADA



compliant crosswalks and ramps shall be p
Myers Street/Pier View Way, Pacific Street/
Pacific Street/Seagaze Drive and Myers Stre

rovided at the Pacific Street! Prer View Way,
lission Avenue, Mission Avenue/ Myers Street,
’Seagaze Drive mfersections.

Tra-12 Prior to issuance of a Coastal Development Permut. the developer shall prepare a traffic
control plan for review and approval by the City of Oceanside. The traffic control plan shall
demonstrate how site access and circulation will be mamtained through construction of the

proposed project. The traffic control plan shall include, but not be limited to, the following:

identify alternative routes for access to schools, businesses and residents that require the use
of the impacted readways; post signs informing customers how to access businesses located

i the construction area; make every effort to maintain access to all businesses along the

construction alignment; require that access to residences and roadways containing residences

be maintained whenever construction activities are not immediately adjacent; and if road or
lane closures would occur, post signs identifying alternative routes.

Level of Significance After Mitigation: Less than significant.

V. FINDINGS REGARDING SIGNIFICANT IMPACTS THAT EVEN WITH MITIGATION
MEASURES CANNOT BE MITIGATED TO BELOW A LEVEL OF SIGNIFICANCE
(CALIFORNIA PUBLIC RESOURCES CODE §21081(a)(3))

CEQA requires the decision-making agency to balance, as applicable, the economic, legal, social.
technological or other benefits of a proposed project against its unavoidable environmental risks when
determining whether to approve the project. If the specific economic, legal, social, technological, or other
benefits of a proposed project outweigh the unavoidable adverse environmental effects, the adverse
environmental effects may be considered “acceptable.” The EIR identified climate change, cultural
resources, land use, and traffic, circulation and parking as having a significant and unavoidable
environmental impact.

A, Climate Change

Potential Impact: Would the project result in the exposure of people to significant risks associated with
climate change?

Finding: Implementation of the proposed project is not expected to generate encugh GHG emissions to
individually influence global climate change, however, the project still has a cumulative impact of
exposing people to risks associated with climate change, including public health, biology, sea level rise,
hydrology and water quality, and water supply.

Facts in Suppert of Finding: Climate change 1s defined by the State of California as a global effect, not
susceptible to full mitigation by any proposed project within the state. There is no de minimis threshold
established for the reduction of GHG on a project level, and no comprehensive program, even on &
statewide level, specifically targeting the emission of GHGs, or exposure to risks associated with giobal
warming, in which the project could participate. In the absence of such vardsticks to measure effective
participation in the effort to reduce climate change risks, the incremental contribution of the project to
climate change 1s considered potentially significant and unavoidable.

The Oceanside Beach Resort mcludes several project design features that would reduce climate change
impacts. To reduce the heat island effect and to save energy required for cocling, existing asphalt parking
areas would be replaced by either buildings or landscaping. In addition to providing various nearby

16



alt

>rnative mass fransit choices
of ir e vehicular trips and thewr corresponding generation of GHGs.
Stormwater management would mmprove water conservation in the area, as would the mstallation of low

flow fixtures,

bicycle parking would be provided to further encourage alternative forms
sportation which would reduc

Mitigation Measures: Because the impact 1s speculative. no mitigation s recommended.

Level of Significance After Mitigation: Significant and unavoidable.

B. Cultura!l Resources

Potential Impact: Would the project cause a substantial adverse change in the significance of a
historical resource?

Finding:
The proposed project would demolish the residence located at 106 North Pacific Street, which would
result in a significant impact to a historic resource.

Facts in Support of Finding:

The residence at 106 North Pacific Street retains integrity of location and design. ¥ has retained its
beachfront location since 1t was constructed in 1907, Although it has been altered over the years, most
notably by the enclosure of the original porch, it does retain sufficient integrity of design to convey its
original appearance. The changes that have been made to the exterior of the building are also reversible
and it could be restored to its original condition. Recent development and construction in the vicinity of
the South Block has diminished the integrity of setting, feeling and location. This beachiront home was
once part of a neighborhood of similar houses and cottages. Demolition of houses to the north of this
residence and removal of vegetation has destroyed the ambience of the neighborhood. This loss of
integrity of setting, feeling, and association is more marked for this house than for the adjacent house at
102 North Pacific Street.

The residence at 106 North Pacific Street is considered eligible for the CRHR under criteria A, B and C at
a local level of significance. Therefore, this residence is considered to be a significant historical resource
because, as identified in CEQA Guidelines, 1t meets one or more of the CRHR criteria. The project
would result in the demolition of this structure. Mitigation consisting of the preparation of Historic
American Building Survey (HABS) documentation has been identified. however, this mitigation 1s
nsufficient t to fully mitigate the loss of the historic rescurce. Therefore, demolition of the residence at
106 North Pacific Street would result in a significant adverse and unavoidable impact to a historical
resource.

Cui-4 identifies two options for reducing impacts to the structure at 106 North Pacific Streef. Option A
would fully mitigate the significant impact of the project by retaining the structure. while Option B would
reduce impacts through HABS documentation, but would not reduce impacts io below a level of
sigmficance. Therefore. under Option B, the impact to 106 North Pacific Street would be significant and
unavoidable.

Mitigation Measures:

Cul-4 b. Histeric Survey/Bocumentation. In lieu of relocation, Historic American Building Survey
(HABS) documentation shall be prepared by a gualified historian to document the history and
architecture of the structure. The HABS survey shall include detailed architectural drawings of
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the butlding, photo documentation of the mterior and exterior of the building u
black-and-white photographs and preparation of detailed historical context. 1

follow Secretary of the Interior guidelines. However. since the site 1s eligible for listing on the
Califorma Register of Historic Resources, and would bhe demohs der this option.
documentation would not fully mitigate project 1mpacts to below a level of significance.
Impacts would remam significant and unmitigated.

Level of Significance After Mitigation: Significant and unavoidable.

C. Land Use (temporary)

Potential Impact: Would the project result in a substantial conflict with any applicable land use plan,
policy, or regulation of an agency with jurisdiction over the project adopted for the purpose of avoiding or
mitigating an environmental effect?

Finding: The proposed project would have the potential to result in a conflict with the Local Coastal
Program (LCP) policy regarding replacement of public beach parking.

Facts in Suppert of Finding: Development of the proposed project would displace up to 33 on-street
public parking spaces, which are considered to be public beach parking in the LCP. As required by the
LCP, the loss of public on-street parking spaces located west of the NCTD railroad tracks must be
replaced at a one-to-one ratio. The proposed project would replace the displaced public parking spaces in
the project’s on-site garage and/or in an off-site City-owned parking lot. However, because the timing of
construction of this parking lot can not be guaranteed or assured prior to the loss of the public parking
spaces, the proposed project would have the potential to result in a conflict with the LCP policy regarding
replacement of public beach parking. Therefore, a temporary significant and unavoidable land use impact
would occur until the replacement beach parking lot is constructed by the City.

Mitication Measures:

Lan-I  Prior to the issuance of the grading permit or removal of any on-street public parking spaces,
the developer{(sybuilder(s} shall pay a fair share contribution for the physical construction of
approximately 40 public parking spaces to the City for construction of a new pubhc parking lot
located between Tyson Street and Wisconsin Avenue west of the NCTD ratlroad tracks.
Approximately 40 parking spaces in the new parking lot shall be designated for project
replacement parking to mutigate for removal of up to 33 public parking spaces west of the
NCTP railroad tracks at a one-to-one ratio and also to provide an additional 7 spaces required
for proposed project parking. If the City's new public parking lot is constructed prior to the loss
of any public parking spaces, then the impact would be reduced to below a level of
significance. However, if the City’s new public parking lot is constructed afier the loss of any
public parking spaces, then a temporary significant and unaveidable impact would occur until
construction of the new City parking lot i3 conpleted.

Level of Significance After Mitisation: Temporary significant and unavoidable impact until the City’s
replacement parking lot is constructed.

B. Traffic, Circulation and Parking

Potential Impact: Would the project cause an increase in traffic that is substantial in relation to the
existing waffic load and capacity of the street system: or exceed, either ndividually or cumulatively, a
level of service standard established for designated roadways?




Findines:
Operational Impacts

The proposed project would re m significant impacts to area roadway segment operations under near-

-

Roadway Segments
e Mission Avenue from Horne Street to |5
«  Coast Highway from Surfrider Way to Mission Avenue

Construction Impacts

Based on the segment analyses. project construction truck traffic would have a temporary significant impact
(approximately two months) on Coast Highway between Mission Avenue and Oceanside Boulevard under
both haul route scenarios (i.e.: Buccaneer Beach and the El Corazon stockpile location).

Facts in Support of Findings:

Operational Impacts

The project would result in a significant impact to the roadway segment of Mission Avenue from Home
Street to I-5. Six mitigation options have been identified to reduce impacts (see Tra-1). One of the
options would partially reduce project impacts, but not to below a level of significance (Tra-1(d)).
Another option would not reduce impacts at all (Tra-1(f)). Therefore, under both of these mitigation
options, impacts would remain significant and unavoidable.

The project would also result in a significant impact to the roadway segment of Coast Highway from
Surfrider Way to Mission Avenue. The City of Oceanside Transportation Section Public Works
Department has determined that the physical widening of Coast Highway is infeasible; therefore three
mitigation alternatives were identified to mitigate impacts to this roadway segment (see Tra-2). One of
the mitigation alternatives (Alternative 3) would not reduce impacts to below a level of significance.
Therefore, under mitigation Alternative 3, the impact to Coast Highway between Surfrider Way and
Mission Avenue would remain significant and unavoidable.

Construction Impacts

Project construction would result in a temporary significant impact (approximately two months) to Coast
Highway from haul truck traffic. Mitigation measure Tra-9 would partially reduce project impacts, but not
to below a level of significance. Therefore, impacts would remain significant and unavoidable.

Mitication Measures:

Tra-I Mission Avenue from Horne Street to I-5. The following options have been identified to
mitigate or partially mitigate the project impact to Mission Avenue between Home Street and
I-5. Mitigation options b, ¢, and e are discussed 1n section VL

d. Improve the existing commercial driveway between Horne Street and the High
Scheol driveway: This improvement would provide a dedicated westhound right turn
lane on Mission Avenue at the commercial driveway or improve the curb radius at the
driveway. This improvement would provide only a small increase in capacity on
Mission Avenue and would not fully mitigate the impact to below z level of
significance.

£. Ne¢ Imprevements. If none of the above improvements identified above are
implemented, the impact s considered to be significant and unavoidable.



Tra-2 Coast Highway from Surfrider Way to Mission Avenue.
Alternative 3. If the improvements :dentified in Alternatives | and 2 are not implemented,
the segment impact 1s considered to be significant and unavoidable.

Tra-9 Construction Impacts to Coast Highwayv., The project applicant shall umplement the
followmng measures during project construction when heavy ftrucks are hauling exported
materials off site 1 order to partially mitigate temporary significant impacts to Coast

Highway:

1. Prohibit haul trucks and crew vehicles from accessing the construction site during both
AM and PM peak hours (7:00-8:00 a.m. and 4:00-6:00 p.m.).

2. Coordmate construction activities with local agencies and property owners.

3. Prepare and implement a Traffic Control Plan for construction activities in accordance

with the City’s requirements (see also mitigation measure Fra-72).

Level of Significance After Mitigation: Impacts to Mission Avenue from Home Street to I-5 and Coast
Highway from Surfrider Way to Mission Avenue would result in significant and unavoidable impacts
even with implementation of mitigation measures Tra-1(d) and (f} and Tra-2 (Alternative 3), respectively.
Impacts from construction truck trips would result in a temporary significant and unavoidable impact to
Coast Highway, even with implementation of Tra-9.

VI.  FINDINGS REGARDING MITIGATION MEASURES FOUND TO BE INFEASIBLE;
THEREFORE, IMPACTS REMAIN SIGNIFICANT AND UNAVOIDABLE.
(CALIFORNIA PUBLIC RESOURCES CODE §21081(a)(3))

CEQA requires the decision-making agency to balance, as applicable, the economic, legal, social,
technological or other benefits of a proposed project against its unavoidable environmental risks when
determining whether to approve the project. If the specific economic, legal, social, technological, or other
considerations make the mitigation measures or project alternatives identified in the final EIR infeasible,
the findings shall describe specific reasons for rejecting identified mitigation measures. Thus, the adverse
environmental effects may be considered “acceptable.” This EIR identified traffic, circulation and

parking as having significant and unavoidable environmental immpacts due to infeasible mitigation
measures.

A. Traffic, Circulation and Parking
Potential Impact: Would the project cause an increase in traffic that is substantial in relation to the

existing traffic load and capacity of the street system; or exceed, either individually or cumulatively, a
level of service standard established for designated roadways?

Finding: The proposed project would result in significant impacts to the following area roadway
segments under near-term and long-term (2020} conditions.

Roadway Segments
«  Mission Avenue from Horme Street to |5
s Pacific Street from Pier View Way to Tyson Street



Facts in Support of Finding: Several mitigation measures were found to be mfeasible and therefore
reiected based on negative impacts to trathic tflow, the local economy, and public safety. Impacts to the
roadway segment of Mission Avenue between Horne Street

T

adds

:

nd -5 are addressed 1in mitigation measure
Impacts to the roadway segment of Pacific Street from Pier View Way to Tyson Street are
essed in mitigation measure

Mitigation measure Tra-7{b} would mcrease traffic congestion along the mmpacted street segment and
negatively mmpact Oceanside High School. Moreover, it 1s counterproductive to create a mitigation
measure that creates additional traffic impacts and therefore the City finds mitigation measure Fra-7(b) to
be mfeasible. The City finds mutigation measure Tra-I1(¢) to be infeasible because 1t would reduce public
safety by requiring the removal of a raised median, which serves to protect motorists from collisions with
oncoming vehicles i opposing traffic lanes. In addition, the removal of the newly constructed median
would be an inefficient use of City funds. The City finds nutigation measure Tra-I(e} to be infeasible
because this mitigation measure is within the responsibility and jurisdiction of another public agency
{Caltrans) and not the junisdiction who is making the finding (Oceanside). As identified in the letter
received from Caltrans dated October 11, 2067, Caltrans can not confirm when any work will take place
north of SR-78, including improvements to the I-5/Mission Avenue Interchange.
Therefore this impact is considered significant and unavoidable. Although measures Tra-1 (b), (c) and (e}
are considered to be infeasible, implementation of mitigation measure Tra-1{a) would fully nutigate the
significant impact on Mission Avenue from Horne Street to I-5 to below a level of significance.

Mitigation measure Tra-3 would require the removal of a portion of the site’s curbside beach parking
that would negatively impact local businesses dependent on customers who are accustomed to store-front
parking. Customers may be tempted to go to other stores with more convenient parking if they are
required to park farther away and walk. The loss of curbside parking would not only impact current
businesses but would also act as a barrier in attracting future businesses in the downtown area. Therefore,
the City finds Tra-3 to be an infeasible mitigation measure.

Mitication Measures:

Trg-1 Mission Avenue from Horne Street t¢ I-5. Three options have been identified to mitigate the
project impact to Mission Avenue between Home Street and 1.5, however, they have been
rejected by the City of Oceanside.

b. Improve the Mission Avenue/High School driveway/I-5 southbound off-ramp
intersection: This improvement would involve the addition of lanes at this intersection,
which would require the acquisition of right-of-way from the Oceanside School
District. This option would alsc substantially increase traffic flow on Mission Avenue.
Therefore, this option is considered to be infeasible by the City.

€. Widen Mission Avenue between Horne Street and the [-5 southbound ramps: This
improvement would add a fifth lane on Mission Avenue and would necessitate
removing the newly constructed raised median within Mission Avenue. This option
would fully mitigate the traffic impact to below a level of significance. However, this
mitigation measure is not desired by the City.

e. i-5/Mission Avenue Interchange Reconfiguration: Caltrans has plans to completely
reconfigure the I-5/Mission Avenue interchange as part of their I-5 widenmg project
(see Appendix N}. There 13 no timetable or funding identified. Caltrans is unable to
identify when mnprovements to the I-5/Mission Avenue imterchange will occur. The
City and/or the applicant are unable to undertake the improvements to the interchange
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on therr own n 2 timely manner. Because it 1s not clear when the mterchange
improvements will occur, it cannot be determined whether the immprovements will be
place and will mutigate the vproject mmacts to Mission Avenue prior to project
operation. As a result, the City considers this nutigation measure 1o be mnfeasible.

Tra-3 Pacific Street from Pier View Way to Tvson Street. Prior to 1ssuance of a certificate of
occupancy, the project applicant shall install 2 southbound left-turn lane (by removing
curbside beach parking on Pacific Street) to the Pacific Street/Mission Avenue mtersection,
which will divectly increase the capacity of the segment by improving traffic flow and
capacity along Pacific Street. However, this improvement 1s not feasible due to the loss of
curbside beach parking on Pacific Street. The conversion of Myers Street to a two-way street
will allow a shift m southbound traffic that now utilizes Pacific Street to instead use Myers
Street. This decrease in traffic on Pacific Street will also mmprove Pacific Street operations
but not to a level below significance. Therefore this segment impact is considered to be
significant and unaveidable.

Level of Significance After Mitigation: Significant and Unavoidable.

VII. ALTERNATIVES TO THE PROJECT

CEQA requires that an EIR describe a range of reasonable alternatives to the project, or to the location of
the project, which could feasibly attain most of the basic objectives of the project but would avoid or
substantially lessen the project’s significant impacts, and that it evaluate the comparative merits of the
alternatives. Based on the State CEQA Guidelines, three project altematives are addressed in this EIR:
the No Project Alternative, the Reduced Project Alternative, and the Historic Resources Alternative.

In considering alternatives, the project objectives must be weighed against the ability of the various
alternatives to meet most of the objectives. The objectives identified for the proposed project are stated
above in Section 1.

A. Alternative 1: No Project

1. Description

CEQA reguires the No Project Alternative to be addressed in an EIR. Under the No Project Alternative, it
18 assumed that no additionai development would occur on the project site. The site would remain in its
present state and the proposed project would not be implemented. Upon completion of the construction
of the Oceanside Pier Resort {Wyndham) project to the north, the North Block of the project site would
no longer be used for construction staging and temporary parking. The residences located on the South
Block would remain unaltered, although the construction staging area in the northeast corner of this block
would be removed af some time in the future. Although the project site is designated as Redevelopment -
Downtown District in the General Plan and as visitor-serving commercial m the Downtown
Redevelopment Plan, the No Project Alternative assumes that the project site would remain in its current,
partially-developed condition.

2. Attainment of Project Objectives
The No Project Alternative would fully meet two of the eight project objectives and partially meet one of
the project objectives. This alternative would fully meet the objective to provide pedestrian connectivity
along Pacific Street through the existing sidewalks and cross walks that currently exist along the project
frontages. It would also meet the objective to retamn the Graves House as a part of the project site. The No
Project Alternative would protect view corridors by not proposing further development, but would not
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develop buildings with an east/west orientation or provide uses consistent with the Local Coastal
Progra In addition. the No Project Alternative would not 5c~i velop the project site with hotel and
visitor-serving commercial uses consistent with the Dow m, 1 Redevelopment Plan and the Nme Block
Pier Area Master Plan. This alternative would not accomplish tl he goal to promote the long-term viabihty
and transformation in the Redevelopment Project Area Fw% would not enhance the aesthetics of the D-
D(}\:xfmov'w District through a distinctive project design

it

de
atlroom and meeting facilities to accommodate up to 5

. Finally, this alternative would not provide
0 people.

3. Impacts
Aesthetics: The No Project Alternative would not result i impacts associated with aesthetics because
this altermative would not alter the existing character of the project or its surroundings. Because no
development would occur under this alternative, the project site would remain in its current blighted
condition contairing single family residences, public parking areas and vacant land. However, the No
Project Altemative would not have the same aesthetic impacts that result from the development of a
structure such as hghting, glare, and obstructing scenic views.

Aldr Quality: Significant but mitigable impacts to air quality would be avoided because the No Project
Alternative would not involve the heavy construction equipment during site preparation, grading
activities, equipment fransport, and operational emissions.

Climate Change: This alternative would avoid the significant and unavoidable climate change 1mpacts
identified for the proposed project because no new construction would take place and as a result the new
sources of GHGs would rot be introduced.

Cultural Resources: The No Project Alternative would not impact cultural resources because no grading
activities that could mmpact buried archaeological resources would occur. Likewise, the two properties
eligible for listing on the California Register of Historical Resources would remain in place and would not
be demolished or moved, which could result in a significant impact.

Geology and Seils: The No Project Alternative would not result in mmpacts associated with unstable
soils, because it would not involve any new construction or ground disturbance.

Hazards and Hazardous Materials: Under the No Project Alternative, significant hazards and
hazardous materials impacts would not occur because the site would not be disturbed.

Hvdrology and Water Ouality: The No Project Alternative may result in significant impacts to water
guality because the project site does not currently employ any best management practices to reduce
pollutants in site runoff. A portion of the project site is currently used for public parking, which likely
coniribute hydrocarbons and other pollutants to water quality degradation in downstream receiving
waters. In addition, the current residential and vacant land uses on the site are a source of pollutants, such
as sediments, nutrients, and pesticides from landscaping.

Land Use: Compared to the proposed project, the No Project Alternative would result in greater impacts
with regard to applicable land use plans and policies. except the Local Coastal Program. The No Project
Alternative is not consistent with the Oceanside Downtown Redevelopment Plan or the Nine Block Pier
Area Master Plan.

Noise: Under the No Project Alternative, construction activities that generate noise would not occur
because no development 1s proposed.



Paleontelogical Resources: The No Project Alternanve would not impact paleontological resources
because no grading activities that could impact buried paleontological resources would occur

Public Services and Elalities: The No Project Alternative would not result w1 1mpacts to public services
or utilities because i would not increase the demand for public services.

Recreational Resources: The No Project Alternative would not result in impacts to existing recreational
facilities, simular to the proposed project.

Traffic. Circulation and Parking: Under the No Project Alterative, the project site would not be
developed and would not generate additional traffic on local roadways. mtersections, freeway segments,
or at freeway ramp meters.

4. Summary

The No Project Alternative would result in fewer mmpacis to the following environmental topics: Arr
Quality, Climate Change, Cultural Resources, Hazardous Materials, Geology and Soils, Noise,
Paleontological Resources, Public Services and Utilities, Recreational Resources, and Traffic,
Circulation, and Parking. Conversely, the No Project Alternative would have greater or similar impacts in
the following impacts: Aesthetics, Hydrology and Water Quality, and Land Use. In addition, this
alternative would meet obiectives six and eight while only partially satisfying objective five. The
remaining five objectives would not be met if the No Project Alternative is chosen. Even though the No
Project Alternative would not produce the same significant and unavoidable impacts as the proposed
project, the project site would remain in its current blighted state, continue to have significant impacts
associated with water quality (flooding), and remain out of compliance with current land use plans and
policies. Therefore, the environmental advantages associated with this Alternative do not outweigh the
advantages of the proposed project. As a result, the No Project Alternative is rejected as a feasible
alternative.

B. Alternative 2: Reduced Project

1. Description

Under the Reduced Project Alternative, the North and South Blocks of the project would be developed at
a reduced density and height. Specifically, the number of hotel and timeshare units would be reduced by
about 73 percent. The number of units on the North Block would be reduced to 44 units (30 hotel guest
rooms and 14 fractional/timeshare units). The number of units on the South Block would be reduced to
68 hotel rooms. The total number of units under the Reduced Project Alternative would be 112
hotel/timeshare units. Under the proposed project, the buildings on the North and South Blocks would be
eight stories tall at a maximum height of approximately 90 feet. The reduction of units in each block
would reduce the overall height of the buildings by five stories. The buildings under this altemative
would be three stories tall at a maximum height of 45 feet. This alternative would alsc reduce the total
visitor-serving commercial space to approximately 16,000 SF and would reduce interior public amenity
and outdoor public spaces. The two level subterranean parking garage would be reduced to
approximately one level under this alternative. Architecture, landscaping, utilities and circulation
improvements would be similar to the proposed project. This alternative would also relocate the Graves
House from the south block to the north block, similar fo the proposed project.

2. Attainment of Project Objectives
The Reduced Project Alternative would fully accomplish three of the proposed project's objectives, and
would partially fulfill three objectives. This alternative would meet the objective to protect view
corridors, develop buildings with an east/west orientation, and provide uses consistent with the Local



Coastal Program. The alternative would also provide pedesirian connectivity along Pacific Street and
refamnn connectivity with Oceanside’s past by relocating the Graves House to the North Block., The
Reduced Project Aliernative would partially meet the objectives to design and implem development
that 15 consistent with City’s Nine Block Pier Arvea Master Plan and promote the long-term viability and
transformation of the Redevelopment Project Area because it would not realize the full development
potential allowed under these plans. In addition, this alternative would only partially meet the objective
to enhance the aesthetics of the D-Downtown District through a distinctive project design because the
project buildings would be monolithic in appearance due to the reduced height. Finally, this alternative
would not meet the objectives to provide a munimum of 240 hotel rooms, 18,500 SF of visitor-serving
commercial uses. and balircom and meeting facilities t¢ accommodate up to 500 people.

3. Impacts
Aesthetics: Because the site’s development density would be lower, the Reduced Project Alternative
wouid result in fewer impacts to light and glare as compared to the proposed project. However, the lower
buildings would have a monoclithic appearance because the architecture would not include articulated
facades like the proposed project.

Alr Quality: The Reduced Project Alternative would require similar construction equipment and have a
similar development footprint as the proposed project. However, the Reduced Project Alternative would
result in a smaller development, requiring a shorter construction period which would result in reduced
emissions during construction as compared to the proposed project. Nevertheless, a temporary significant
cumulative air quality impact may still occur if this alternative is constructed at the same time as the
CityMark development project. Operational air quality impacts would be reduced by approximately 73
percent under the Reduced Project Alternative due to a reduction in the traffic generation related to the
reduced number of units proposed by this alternative. Therefore, this alternative would result in fewer air
quality impacts than the proposed project.

Climate Change: Under the Reduced Project Alternative, GHGs would be reduced as compared to the
proposed project because 73 percent fewer units would be constructed and fewer new sources of GHGs
would be introduced. Smmilarly, emissions associated with project traffic would be reduced as well
because traffic generation would be less than the proposed project due to the reduced number of units
proposed by this alternative. However, because there is no established threshold for a cumulatively
considerable effect from exposure to climate change risks, it is likely that impacts would remain
significant and unavoidable under this alternative.

Cultaral Resources! The Reduced Project Alternative would have a similar development footprint as
the proposed project and therefore impacts to potentially significant archaeological resources would be
similar. Likewise, potentially significant impacts to historic resources would also be similar because both
the proposed project and the alternative would relocate or demolish the historic structure at 106 North
Pacific Street and relocate the historic structure at 102 North Pacific Street {Graves House), which could
potentially result in damage to the structures.

Geology and Seils: The types of proposed construction activities and the development footprint for both
the proposed project and the Reduced Project Alternative would be simular.

Hazardous Materials: The Reduced Project Alternative would result in sirmlar potentially significant
impacts with regard o contaminated soils and groundwater as the proposed project because the
development footprint of this alternative and the proposed project would be similar. Impacts related to
contaminated sites would be mitigated to a less than sigmficant level with measures similar to those
identified for the proposed project.
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Hvdrology and Water Quality: Because the C‘Le\'e’npmﬂﬂ footprmt of the proposed project and the

altermative are sinmlar and the amount Of ifnppr\"m s surface and subsegquent run-off would be sumilar, the
Reduced Project Alternative would result m simnlar pm@nhaﬂv significant site drainage in 1; acts. With
regard to water quality, the alternative emd the proposed project would develop similar land uses having

the potential to generate similar types of pollutants. Shmal to the proposed project, the Re dmed Project
Alternative would employ best management practices to prevent the degradation of water guality.

Land Use: The Reduced Project Alternative would result in less than sigmificant mmpacts with regard to
applicable land use plans and policies. The Reduced Project Alternative would be consistent with the
General Plan redevelopment area designation and the wvisitor-serving commercial designation m the
Oceanside Downtown Redevelopment Plan. This alternative would also be consistent with the Nine
Block Pier Area Master Plan. it is Iikely that this alternative would avoid the significant impact associated
with inconsistency with the Local Coastal Program because all required project parking and displaced on-
street parking would be accommeodated m the underground parking structure and would not require the
use of an off-site City owned lot.

Noise: Construction activities and land uses proposed under the Reduced Project Alternative would be
similar to those identified for the proposed project. However, the duration of construction would be
shorter under this altermative because the proposed development would be smaller. Therefore,
constructicn noise impacts to off-site receivers and sensitive receptors would be reduced because the
noise would occur over a shorter period of time. Simular types of construction activities would also result
in less than significant groundborne vibration impacts under this alternative. Therefore, noise impacts
from project construction would be reduced as compared to the proposed project and noise tmpacts from
project operation would be similar fo the proposed project.

Paleontological Resources: Because the development footprint of the Reduced Project Alternative
would be the same as the proposed project, this alternative would result in similar potentially significant
impacts to paleontological resources.

Public Services and Utilities: The Reduced Project Alternative would result in fewer demands for police
and fire services and water, wastewater, storm drainage, energy, and solid waste services as the proposed
project because the alternative proposes approximately 73 percent fewer units. Therefore, the reduction
in demand for these services would be expected to be reduced as well.

Recreational Resources: Under the Reduced Project Alternative, the same types of recreational
amenities would be provided for hotel guests, visitors and tourists, mcluding a ballroom, meeting space, a
fitness center, day spa, a pool, an outdoor living room, and restaurant.

Traffic, Circulation, and Parking: Under the Reduced Project Alternative, the project site would be
developed with similar land uses as the proposed project, but at a reduced density. Under this alternative,
the proposed hotel/timeshare would generate approximately 73 percent less additional traffic on local
roadways and intersections, which would result in fewer traffic impacts. However, some significant traffic
impacts would still be ikely to occur. Like the proposed project, significant traffic wmpacts would be
mitigated to below a level of significance to the extent feasible, but may result in significant and
unavoidable traffic impacts. Temporary construction impacts would be reduced as compared to the
proposed project because fewer truck trips would be needed to haul excavated material from the project
site because the underground parking structure would be only be one level. Further, because this
alternative would consist of 73 percent fewer units, the number of parking spaces that would be required
for the project would also be reduced.
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4, Summary

The Reduced Project Alternative would accomphish three of the proposed project’s objectives, and would
partially fulfill three objectives. The Reduced Project Alternative would result m fewer impacts n the
fol }omnw environmental topics: %iz“ Quaiity. Construction Nowse, Land Use, and Traffic, Circulation, and
Parking. Although Traffic, Circulation, and Parking impacts would be reduced, impacts are still likely to
reman significant and unavoidable. The Reduced Project Alternative would ha\z stmilar impacts in the
following environmental topics: Aesthetics, Climate Change, Cultural Resources. Geology and Soils.
Hazardous Materials, Hvdrology and Water Quabty, Noise, Recreational Resocurces, Paleontological
Resources, and Traffic and Circulation. In addition, this alternative would meet obiective five, six and
eight while only partially satisfying objectives two, three and four. The remaining two obiectives will not
be met if the Reduced Project Alternative 1s chosen. Even though some impacts would be reduced,
significant and unaveidable impacts to Climate Change, Cultural Resources and Traffic, Circulation and
Parking would remamn.

Based on an economic analysis prepared for this alternative (Keyser Marston Associates 2008), the total
development cost for this alternative would be less than for the proposed project. The estimated
development cost of the proposed proiect would be approximately $218,559,000, while the estimated
development cost for the Reduced Proiect Alternative would be approximately $79.151,000. However,
the net operating income of this altemative would be $2,513,000, as compared to the proposed project’s
net operating income of $2,513,000. Also, the total net sales proceeds upon completion and stabilization
of the Reduced Project Alternative would be approximately $49,528.000, as compared to the proposed
project’s total net sales proceeds of approximately $218,183,000. Development costs for the Reduced
Project Alternative would be higher than total net sales (879,151,000 vs. $49,528,000) and the developer
profit as a percent of value would be negative 59 percent. The resulting financing gap for the Reduced
Project Alternative would be $35,814,000 as compared to a financing gap of $27,649,000 for the
proposed project. Total tax revenue for the City under the Reduced Project Alternative would be
approximately $1,337,000, which is much less than the $4,536,000 total tax revenue estimated for the
proposed project. This is a difference of $3,199,000 in tax revenue to the City. This alternative would
result in a net financing deficit to the City of $19,101,000, as compared to a net financing surplus of
$29,051,000 to the City under the proposed project. Therefore, the environmental advantages associated
with this alternative do not take priority over the economic advantages of the proposed project and, as a
result, the Reduced Project Alternative is rejected as a feasible alternative for economic reasons. In
addition, this alternative 1s rejected because it does not meet the necessary project objectives.

C. Alternative 3: Historic Resources

1. Deseription

Under this alternative, the Graves House at 102 North Pacific Street and the residence at 106 North
Pacific Street, which are both eligible for listing on the Califormia Register for Historical Resources,
would remain in their curvent respective locations. The Graves House is eligible for listing under Criterion
C of the Califormia Register because the structure possesses a degree of integrity of design, location,
setting, feeling, and decorative elements that convey the visual appearance of a Victorian cottage. Similar
Victorian cottages were once common in the towns of southern California, but have become increasingly
rare. The residence at 106 North Pacific Street is eligible for listing under Criterita A, B and C of the
California Register because the structure is associated with events that made a significant contribution o
California history.

Under this alternative, the hotel building on the South Block would be redesigned around both the Graves
House and the residence at 106 North Pacific Street, which would both remain m their current locations.
No alteration to either the Graves House or the structure at 106 North Pacific Street would occur under
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itation and restoration of both structures in zccordance with the

The redestgn of the hotel building on the South Block to aveid impacts to the Graves House and the 106
North Pacific Street structure would result in the loss of several meeting rooms and hotel units, as well ag
a reduced spa area and a reduction m the ballroom capacity to approximately 400 persons. The number
of hotel and timeshare units would be reduced by about 17 percent. The North Block would provide 95
units (48 hotel guest rooms and 47 fractional/timeshare units) and the South Block would provide 247
hotel rooms for a combined total of 342 umits. Retention of the historic structures m their existing
locations would also result in a decrease in interior public amensties and exterior public space. Other
project features would be generally the same as the proposed project, including building height and design
above the first floor.

2. Attainment of Preject Objectives

The Historic Resources Alternative would fully accomplish three of the eight project objectives identified
for the proposed project and would partially accomplish five objectives. This alternative would meet the
objective to protect view corridors, develop buildings with an east/west orientation, and provide uses
consistent with the Local Coastal Program. The alternative would also provide pedestrian connectivity
along Pacific Street and the surrounding areas and retain connectivity with Oceanside’s past by preserving
the Graves House and the structure at 106 North Pacific Street in place. However, this alternative would
only partially fulfill the objective to redevelop the two block project site with a minimum of 240 hotel
rooms and 18,500 SF of visitor-serving commercial uses because it would provide the minimum number
of hotel rooms but would not meet the 18,500 SF goal for visitor-serving commercial uses. In addition,
this alternative wouid partially meet the objectives to design and impiement a development that 1s
consistent with City’s Nine Block Pier Area Master Plan and Local Coastal Program, promote the long-
term viability and transformation of the Redevelopment Project Area, and enhance the aesthetics of the D-
Downtown District through a distinctive project design because 1t would preserve two existing residences
which would preclude redevelopment in these areas of the project site. This alternative would not meet
the objective to provide ballroom and meeting facilities to accommodate up to 500 people, because the
ballroom would be reduced in size to accommodate about 400 people and some meeting rooms would be
eliminated.

3 Impacts
Aesthetics: Compared to the proposed project, the Historic Resources Alternative would result in similar
impacts associated with aesthetics. This alternative would result in buildings of similar height and design
as the proposed project. The Historic Resources alternative would result in similar potentially significant
impacts to light and glare because similar design and construction materials would be used. However, like
the proposed project, impacts would be mitigated to below a level of significance. Therefore, this
alternative would result in similar impacts to aesthetics as the proposed project.

Adr Quality: Compared to the proposed project, this aliemnative would result in similar impacts to air
quality. The Historic Resources Alternative would construct buildings of similar size which would have
similar heavy construction equipment requirements. If this alternative is construcied at the same time as
the CityMark development project, a significant temporary cumulative air quality wmnpact would oceur,
similar to the proposed project. Mitigation measures would be implemenied to reduce impacts, but not
below a level of significance. Therefore, impacts would remain significant and unavoidable.
Operationally, this alternative would result in a similar increase in traffic and simnilar hotel activities as the
proposed project.

Climate Change: Under the Historic Resources Alternative, GHGs would be reduced as compared to the
proposed project because fewer hotel umits would be constructed and therefore fewer new sources of




(GHGs would be introduced. Theretore, this alternative would result iy the emission of fewer GHGs than
the proposed project. However, because there 18 no established tl

sure to chimate change risks, it s kel
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Cultural Resources: Because the Historic Resources Alternative would have a similar development
footprint as the proposed project, impacts to potentially significant archaeological resources would be the
same. Like the proposed project, potentially significant impacts to archaeological resources would be
mitigated to below a level of significance. The Historic Resources Alternative would retain the Graves
House and the structure at 106 North Pacific Street in their current respective locations, which would
reduce potentially significant impacts to these hustoric resources to below a level of significance.

Geology _and Seils: Construction activities and the proposed development footprint for both the
proposed project and the Historic Resources Alternative would be similar.

Hazardous Materials: The Historic Resources Alternative would result in similar potentially significant
impacts with regard to contaminated soils and groundwater as the proposed project because the
development footprint of the altermative and proposed project would be similar. Impacts related to
contaminated sites would be mitigated to 2 less than significant level, similar to the proposed project.
Under the Historic Resources Alternative, emergency access impacts resulting from construction-related
road closures would be less than significant.

Hvdreloey and Water Quality: Because the development footprint of the proposed project and the
alternative are similar and the amount of impervious surface and subsequent run-off would be similar, the
Historic Resources Alternative would result in similar potentially significant site drainage impacts. With
regard to water quality, the alternative and the proposed project would develop similar land uses which
would have the potential to generate pollutants. Similar to the proposed project, the Historic Resources
Alternative would employ best management practices to prevent the degradation of water quality.

Land Use: Compared to the proposed project, the Historic Resources Alternative would result in simtlar
less than significant impacts with regard to applicable land use plans and policies. The Historic
Resources Alternative would be consistent with the visttor-serving commercial designation in the
Oceanside Downtown Redevelopment Plan and Nine Block Pier Area Master Plan. However, this
alternative may be inconsistent with the Local Coastal Program with regard to replacement of public
parking if it is not replaced prior to the loss of public parking. Similar to the proposed project. a
mitigation measure would be implemented to reduce the impact, although a temporary significant and
unavoidable impact may occur if the replacement parking is not in place prior to the loss of the public
spaces. :

Negise; Construction requirements and land uses under this alternative would be similar to those
identified for the proposed proiect. Therefore, construction noise impacts to off-site sensitive receptors
and groundborne vibration impacts would be similar. Likewise, significant operational impacts to the
proposed development from off-site noise sources, such as vehicular noise and train noise, would be
stmilar. Potentially significant noise impacts would be mitigated to below a level of significance with
mitigation measures.

Paleontological Resources: The development footprint of the Historic Resources Alternative would be
similar to the footprint of the proposed project; therefore, similar potentially significant impacts to
paleontological resources would occur. Like the proposed project, impacts would be mitigated to below a
level of significance.




Recreational Resources: Under the Historic Resources Alternative. sirmilar types of recreational
amenities would be provided {or hotel guests, visitors and toursts, including 2 ballroom, a fitness center,
day spe, a pool, an outdoor living room, and restavrant. This alternative would not result 1n the need for

new ofi-site recreational facilities or the degradation of existing facihifies

Public Services and Utilitiest The Historic Resources Alternative would result in shightly reduced
demand for police and fire services and water, wastewater, storm water, energy. and sohid waste services
as the proposed project because the proposed number of units would be approximately 17 percent lower
under the alternative.

Traffic, Circulation, and Parking: Under the Historic Resources Alternative, the project site would be
developed with similar land uses as the proposed project, but at a reduced density. Under this alternative,
the proposed hotel/timeshare would generate approximately 17 percent less additional traffic on local
roadways and intersections, which would result in fewer traffic impacts. However, some significant traffic
impacts would still be likely to occur. Like the proposed project, significant traffic impacts would be
mitigated to below a level of significance to the extent feasible, but may result in significant and
unavoidable traffic impacts. Further, because this alternative would consist of about 17 percent fewer
units, the number of parking spaces that would be required for the project would also be reduced.
Temporary significant construction impacts would occur, similar to the proposed project, because the
Historic Resources Alternative would result in similar grading and excavation for the underground
parking structure. Overall, the Historic Resources Alternative would result in fewer impacts to traffic,
circulation and parking than the proposed project.

4. Summary

The Historic Resources Alternative would result in fewer impacts in the following environmental topics:
Cultural Resources, and Traffic, Circulation, and Parking. Although Traffic, Circulation, and Parking
mmpacts would be reduced, impacts are likely to remain significant and unavoidable. The Historic
Resources Alternative would have similar impacts in the following environmental topics: Aesthetics, Air
Quality, Climate Change, Geology and Soils, Hazardous Materials, Hydrology and Water Quality, Noise,
Land Use, Recreational Resources, Paleontological Resources, and Public Services and Utilities. This
alternative would fully meet objectives five, six and eight while partially satisfying the remaining five
objectives. The main advantage to this alternative is the preservation of both historic sites where as the
proposed project would only preserve one historic site. However, the Historic Resources Alternative
would produce similar impacts in every environmentzl topic, except cultural resources, while not fully
meeting all the objectives identified for the proposed project.

Based on an economic analysis prepared for this alternative (Keyser Marston Associates 2008), the total
development cost for this alternative would be less than for the proposed project. The estimated
development cost of the proposed project would be approximately $218,559,000, while the total
development cost for the Historic Resources Alternative would be approximately $209,231,000.
However, the net operating income of this alternative would be $10,214,000, as compared to the proposed
project’s net operating income of $12,478,000. Also, the total net sales proceeds upon completion and
stabilization of this project alternative would be approximately $190,732,000. as compared to the
proposed project’s total net sales proceeds of $218,183,000. Developer profit as a percentage of value
would be negative 9.7 percent {or -318,499,000) under the Reduced Project Alternative rather than
negative 0.2 percent (or -$376,000) under the proposed project. This alternative would result in a
financing gap of $42.341,000, as compared to the proposed project’s financing gap of $27,649,000. Total
tax revenue to the City under this alternative would be approximately $3,990,000 as compared to an
estimated $4,536,000 under the proposed project, a difference of approximately $546,000. This
alternative would result in 2 net financing surplus to the City of $7,534,000, as compared to the proposed
project’s net financing surplus of $29.051,000. Therefore, the reduced impact to cultural resources under
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the Historic Resources Alternative does not outweigh the economic advantages of the proposed project
and, as a result, the Historic Resources Alternative is rejected as a feasible a
reasons.  in addition. this alternative 1s also rejected because it would not fully ¢
objectives.

D. Environmentally Superior Alternative

CEQA Guidelines Section 15126.6{e}2) requires that the FIR shall identify another alternative as
environmentally superior if the environmentally superior alternative is the “No Project” Alternative. This
1s true with the Oceans:de Beach Resort so, m this case, the environmentally superior alternative would be
the Reduced Project Alternative. This alternative would result in fewer impacts to air guality, land use,
construction noise, and traffic, circulation, and parking than the proposed project. This alternative would
fully achieve three of the eight objectives identified for the proposed project. and would partially achieve
three objectives. Even though some impacts would be reduced, significant and unavoidable impacts to
‘limate Change. Cultural Resources and Traffic, Circulation and Parking would remain. Therefore, the
environmental advantages associated with this alternative do not take priority over the advantages of the
proposed project. As aresult, the Reduced Project Alternative is rejected as a feasible alternative.

VIll. FINDINGS REGARDING OTHER CEQA CONSIDERATIONS
A, Growth-Inducing Impacts of the Project

As required by the CEQA Guidelines, an FIR must include & discussion of the ways in which the
proposed project could directly or indirectly foster economic development or population growth, or the
construction of additional housing and how that growth would, in turn, affect the surrounding
environment (CEQA Guidelines Section 15126.2[d]). Growth can be induced in a number of ways,
including the elimination of obstacles to growth, or through the stimulation of economic activity within
the region. The discussion of removal of obstacles to growth relates directly to the removal of
infrastructure limitations or regulatory constraints that could result in growth unforeseen at the time of
project approval. According to CEQA Guidelines Section 15126.2(d), “it must not be assumed that
growth in any area is necessarily beneficial, detrimental, or of little significance to the environment.”

Population Growth

The proposed project would develop the project site with hotel/timeshare uses, which is considered to be
transient lodging and would not directly influence the population in the City of Geeanside. Guests of the
hotel/timeshare development would be temporary visitors to the area, and would not be expected to
permanently relocate to Oceanside. Therefore, the proposed project would not result in a permanent
increase the City of Oceanside’s population.

Economic Growth

The proposed project mvolves the development of private hotel/timeshare and visitor-serving
commercial/retail uses. The project would generate jobs and economic activity. The project would
provide temporary housing for tourists and visitors to the area, who would incrementally increase activity
in nearby retail establishments for the duration of their stay. Because the economic activity generated by
the project is the expected result of planning for the ultimate redevelopment of the City through the
Redevelopment Plan, it would not result in a significant adverse impact. By contributing to the economic
life and welfare of the City, the project would contribute positively to economic activity in Oceanside and
the region,



Removal of Obstacles

Growth mducement may result from the removal of obstacles to growth. usually in adjacen
through creating opportunities to extend mfrastructure that could support development of areas where
development 1s not planned or expected to occur. In the case of the proposed pTOj&,‘E elements such as
sewer and water hines, roads, and dramage facilities are already provided in the project area. The project
site 15 located m an urbanized developed area and would neither cross nor be extended to undeveloped
off-site areas. Therefore, no adverse effect from the removal of obstacles to growth would ocecur.

juv)
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B. Significant Irreversible Environmental Effects

Section 15126.2(c) of the CEQA Guidelines requires 2 discussion of any significant ureversible
environmental changes that would be caused by the proposed project. Specifically, Section 15126.2{(c)
states:

Uses of nonrenewable resources during the mitial and continued phases of the project
may be irreversible, since a large commitment of such resources makes removal or
nonuse thereafter unlikely. Primary impacts and, particularly, secondary impacts (such as
highway improvement which provides access to a previously inaccessible area) generally
commit future generations to similar uses. Also, irreversible damage can result from
environmental accidents associated with the project. hrretrievable commitments of
resources should be evaluated to assure that such current consumption 1s justified.

Development of the proposed project would result i the commitment of the project site to
hotel/timeshare and visitor-serving commercial/retail uses. Restoration of the project site to pre-project
conditions would not be feasible given the degree of disturbance, the urbanization of the area, and the
level of capital investment that would result from implementation of the proposed project.

Resources that would be permanently and continually consumed by implementation of the proposed
project include water, electricity, natural gas, and fossil fuels; however, the amount and rate of
consumption of these resources would not result in significant environmental impacts or the unnecessary,
inefficient, or wasteful use of resources. The proposed project would develop the project site with
hotel/timeshare and visitor-serving commercial/retail uses compatible with the land use designation and
zoning identified for the project site. Nonetheless, construction activities related to the proposed project,
though previously analyzed, would result in the wrrefrievable commitiment of nonrenewable energy
resources, primarily in the form of fossil fuels {including fuel oil), natural gas, and gasoline for
automobiies and construction equipment.

With respect to the operational activities of the proposed project, compliance with all applicable building
codes, as well as EIR mitigation measures, would ensure that all natural resources are conserved to the
maximurmn extent practicable. It is also possible that new technologies or systems would emerge, or would
becoimne more cost-effective or user-friendly, to further reduce the project reliance upon nonrencwable
energy resources.

The CEQA Guidelines also require a discussion of the potential for irreversible environmental damage
caused by an accident associated with the provosed project. Development of the proposed project site
with hotel/timeshare and visitor-serving commercial/retail uses consistent with the land use designation
and zoning identified for the project site would not involve the routine use, fransport, storage, or disposal
of hazardous wastes. Therefore, the potential for the proposed project to cause significant rreversible
environmental damage from an accident or upset of hazardous materials would be less than significant.

32



X CERTIFICATION OF THE EIR

suant to Public Resources Code § 21081 and State CEQA Guidelines § 13060, the City of Oceanside

+

ies that:

The EIR 1s an accurate and objective statement that fully complies with CEQA and the State
CEQA Guidelines;

-~
P

As the decision making body [or the City. the EIR was presented to the City Council and the City
Council reviewed it and considered the information in the EIR prior to approving the project: and

3. The EIR reflects the City Council’s independent judgment and analysis.

The City of Oceanside further finds that no comments or responses to comments made during or after the
review period for the EIR, and received prior to the adoption of these Findings, or made during any other
public hearing on the project, rise to the level of significant new information requiring recirculation or
additional environmental review pursuant to State CEQA Guidelines § 15088.5.

X. FINDINGS REGARDING MITIGATION MONITORING AND REPORTING
PROGRAM

As required by Public Resources Code § 21081.6, the City, in adopting these Findings, also adopts a
Mitigation Monitoring and Reporting Program. The Plan is designed to ensure that, during the project,
the City and all other responsible parties will comply with the mitigation measures adopted in these
Findings. The City Council hereby finds that the Mitigation Monitoring and Reporting Program, which is
incorporated herein by reference, meets the requirements of Public Resources Code § 21081.6.

XI. CUSTODIAN OF RECORDS

The location of the documents or other materials which constitute the record of proceedings upon which
the City’s decision is based is the City of Oceanside Planning Department, 300 North Coast Highway,
Oceanside, CA 92054, The custodian for such records is the Senior City Planner at the same address.

XE. STAFFDIRECTION

City staff is directed to file a Notice of Determination with the County Clerk’s office in the County of San
Diego within five working days of final project approval.

(8]
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EXHIBIT “B”

STATEMENT OF OVERRIDING CONSIDERATIONS
FOR OCEANSIDE BEACH RESORT PROJECT
CEQA (PRC § 21081(b))

CEQA GUIDELINES (CCR §15093)

The City of Oceanside (“City”) hereby adopts the following Statement of Overnding
Considerations for the Oceanside Beach Resort Project pursuant to Public Resources Code (PRC)
§ 21081 and State CEQA Guidehnes § 15093, The Final Environmental Impact Report (the
“FEIR™) for the project identifies significant environmental effects that would not be mitigated to
below a level of significance and that would be allowed to occur as a result of the approval of the
project. The City finds that, although potential project-related impacts have been avoided or
substantially mitigated as described in the FEIR and the Findings adopted this day by the City
pursuant to State CEQA Guidelines § 15091, the project will have significant. unavoidable
environmental impacts in the following areas: climate change, cultural resources. land use and
traffic, circulation and parking.

The City, after balancing the specific economuc, legal, social, technological or other benefits of
the project, including considerations for the provision of employment opportunities for highly
trained workers, determines and finds that the unavoidable adverse environmental effects may be
considered “acceptable” due to the following specific considerations.

The proposed Oceanside Beach Resort project would provide a total of approximately 420,000
square feet (SF) of new development including a combination of hotel rooms and
fractional/timeshare units, restaurant and visitor-serving commercial uses on two blocks totaling
2.76 acres, including the South Block (Block 16, 1.38 acres) and the North Block (Block 17, 1.38
acres). The total number of units combined for the two blocks would be a maximum of 413
resort keys with a minimum of 285 hotel guestrooms. At least 30 percent of the total resort
would be open space in the form of exterior open spaces and interior public amenities. Parking
would be provided in two levels of subterranean parking that would extend under Mission
Avenue as one large parking garage beneath both blocks.

Through implementation of the project and concomitant growth, the Oceanside Beach Resort will
enhance the following benefits to the areas surrounding the project site and the City of Oceanside

as a whole:

1} Eomplovment Benefits

a) Oceanside Beach Resort would be a new employer in the City of Oceanside. The total
number of persons anticipated to be emploved 1s 300. The percentage of part time
employees to full time employees 18 30 percent part time and 79 percent full time.

by Those that would benefit from employment at the Oceanside Beach Resort would range
from students at local high schools or colleges filling part-time positions o spouses of
service men and women lHving in the area that may fill full-time positions.

l¢]
N

Visitor-serving commercial uses included in the project are expected to provide
approximately 75 jobs.



2y Econonuc Benefits

aj

The construction of the proposed Oceanside beach resort would generate substantial
revenue to the local economy and provide a significant number of construction-related
10bs over a Z4-month period. Direct construction costs, such as site preparation, parking,
shell construction, tenant improvements, FF&E and contingency, are estimated at
approximately $171 million in capital improvement expenditures from counstruction.
Indirect costs, such as architecture and engmeering, permits and fees, legal and
accounting. taxes and insurance, developer fees, marketing and pre-opening expenses,
and contingency, are projected to be approximately $30 mithon.

b) The Oceanside Beach Resort would rely primarily on local contractors and suppliers for
its services and goods needs. The applicant would pay prevailing wages to all contractors
and subcontractors employed in connection with construction of the project, pursuant to
Califorma Labor Code Section 1770.

The net operating income of the Oceanside Beach Resort is estimated to be
approximately $13 million per year at stabilization {operating year 5).

o
Qg

a) The nearby Oceanside Harbor and Marina and associated downtown businesses are
expected to benefit from the increased tourist activity generated from the proposed
protect. The hotel guests and increased tourist activity is anticipated to increase revenues
i Oceanside’s coastal area.

e} The City would enter into a ground lease with the applicant for a period of 75 years, with
one renewal option of 24 years. The City will collect approximately 12 million doliars in
rent payments over the coarse of the initial and renewal terms of the lease.

f) The City would collect a percentage rent based on room revenue and all other revenue.

g} The City would receive time-share rent and time-share resale rent commencing in the

lease year that a {ime-share interest is sold. The initial ground rent would be $4,200 per

fractional unit per year.

3) Redevelopment Benefits

As the second project proposed to be constructed within the Nine Block Pier Area Master Plan,
the Oceanside Beach Resort would play an important role in helping the City achieve the goals
outlined in the Redevelopment Plan. The Oceanside Beach Resort project would complement,
activate and enhance the existing visitor-serving, ocean-related uses in the vicinity of the Nine
Block Pier Area Master Plan and the entire Redevelopment Area by renewing interest and activity
in the area. In addition, the propesed project would be consistent with the environmental goals,
objectives, and guidelines of the Nine Block Pier Area Master Plan, Redevelopment Plan and D
Downtown District Ordinance, including the required mixed use development plan and CUP,
with specified findings for the hotel and commercial land uses. Therefore, through compliance of
these plans and ordinances, the Oceanside Beach Resort would assist the City in reaching the
goais of the City’s Redevelopment Plan.

Redevelopment Plan Goals:

Page 2
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s To elinunate bhght and to capitalize on the area’s assets;

« To develop a plan and program to establish downtown Oceanside as a busimess and
visitor center for commerce. recreation. tourist, entertainment. and residential uses fi
existing community and visitors:

s To provide necessary public mmprovements to encourage the desired private
developments:

« Toreduce the concentration and mncidence of crime m downtown;

e To provide housing opportunities that benefit the project area, for all economic segments
of the community mcluding development of projects outside the project area that benefit
the project area;

®

To reposition downtown to attract a beach-oriented destination resort hotel.

Aesthetic Benefits

One of the goals stated in the Oceanside Redevelopment Plan is to elimmate the blighted
condition of the Nine-Block Pier Area Master Plan and the preferred method to achieve this
goal is by attracting a beach-oriented destination resort hotel. The Oceanside Beach Resort is
ideal for this goal, and after the project is completed it would help to eliminate the current
blighted condition associated with the area. Specifically, the project 1s designed in beach
cottage style architecture with elements that include decorative shingled siding, dormers and
tower elements, along with balcony railings and trellises. Each hotel building would also
include a public plaza surrounded by serene garden settings, outdoor seating and active uses
that front Pacific Street.

North Block. At ground level the landscape and hardscape includes water fountains, garden
plantings, and outdoor seating areas that would be complemented by active, resort-related
uses such as indoor and outdoor dining areas. Palm trees would be planted or retained along
Pacific Street to accentuate the beach resort destination. Other types of trees would be used
along Pier View Way, Myers Street and Mission Avenue to soften the building edges and
provide street trees, vet still distinguish Pacific Street as the main project frontage. The
arrival plaza and garage entrance would be located along Myers Street and be distinguished
{rom the rest of the landscaping along Myers Street with palms or other frees.

South Block. The arrival area for the South Block along Mission Avenue would be
landscaped with decorative elements to distinguish it as the main entrance to the hotel. At
ground level the landscape includes themed planters at the entrance, garden plantings, and
outdoor seating areas fronting Pacific Street. Palm trees would be planted or retained along
Pacific Street to accentuate the beach resort destination.

Graves House. The project would also preserve the historic Graves House by relocating it
from the southern block to the northern block and incorporating it into the public plaza
located mid-block on Pacific Street. The Graves House would undergo restoration to enhance
its historic Folk Victorian style as well as adaptive rehabilitation for re-use purposes, such as
a coffee house, restaurant, or other visitor-serving use.

Sand Compatibility and Opoortunistic Use Program (SCOUP) Benefits
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Regional management of Califorma’s available sand resources and accompanving solutions
to coastal erosion are the major intent of the Sand Mitigation Program. The Sand
Compatibility and Opportunistic Use Program (SCOUP) was crafted to streamline regulatory
approval of small (less than 150.000 cubic vards) beach nourishment projects usmg
opportunistic materials to iimut beach erosion.

Conceptual grading for the Oceanside Beach Resort project would require the excavation of
approximately 113,600 cubic yards (cy) of material from the underground parking area.
Prelimmary review of the project-specific geotechnical study prepared by Leighton &
Associates {January 2006) mdicates that the excavated material may meet the standards for
beach nourishment. as identified in the Final MND for SCOUP Pilot Project Site prepared by
City of Oceanside (December 2005). This document identifies a pilot site at Buccaneer
Beach in Oceanside to receive up to 156,000 cubic yards/year (cy/y) of sand for beach
nourishment. Assuming the quality of the excavated materials from the project site meets the
standards identified in the SCOUP, the 113,000 ¢y of materials would be hauled to either
Buccaneer Beach for replenishment or the El Corazon Stockpile Location. The sand would
combat local beach erosion as well as serve as a feeder beach to replenish down-coast
beaches. Therefore, if the excavated materials are able to meet the SCOUP standards for
beach nourishment, Buccaneer Beach and beaches to south would benefit from the proposed
project.

Community Benefits

a) Public Space

The proposed project would provide at least 30 percent public space in both interior and
exterior areas as required by the Nine Block Pier Area Master Plan. A total of approximately
36,000 SF of public space is proposed as part of the Oceanside Beach Resort project. If the
project site was not developed and remained in its current state, community benefits at the
project site would remain minimal.

Interior Public Amenities. Interior public amenities include meeting rooms, lobby, library
space, and an outdoor living room on the South Block. Therefore, subject to normal use,
operation and rules and restrictions of the hotel, the public would have access to the public
amenities on the first floor of the North Block and the first, second, and third floors of the
South Block. Public amenity space such as the ballroom and meeting facilities (500 person
capacity) would be available to civic and community groups on a complimentary or reduced
rate basis. Additionally, the ballroom and meeting rooms could be used for a wide array of
events including, but not limited to, the following: conventions, conferences, seminars, art
shows, weddings, and bar mitzvahs.

Exterior Oper Space. Approximately 69 percent of the area set aside as public space would
consist of exterior open space consisting of plazas, walkways, promenades, and project
frontages along public streets. The plazas and promenades along Pacific Street integrate the
public open space of the proposed project with the existing open space. The North Block
building would feature a large ground floor public plaza with landscaped and hardscaped
elements facing Pacific Street as described in Aesthetic benefits. In addition, the sidewalk
along Pacific Street was designed to be wider than is required by code. effectively creating a
unique atmosphere that encourages pedestrian activity. The South Block building would alsc
feature a Plaza and breakout terrace that provides open space on the ground floor of the hotel.



by Vistior-Serving Connmnercial Uses
The proposed project would provide approxumately | rving commercial
retail space. The North Block would mnclude a sp ‘sexmmm? retail space, and a coffee
house. which would be provided on the first floor. The South Block would include a spa,
iounge, gift shop, and restaurant, which would be provided on the first. second. and third
fioors of the South Block. These amenities would be provided on the first, second, and third

)

The City of Oceanside finds that there iz sub: i evidence m the admunistrative record <

benefits in employment, economic effects, iopment, aesthetics, SCOUP. and th
commumity which would directly result from approval and implementation of the project. The
City of Oceanside finds that the need for these benefiis specifically overrides the impacts of the
project on climate change, cultural resources. land use, and traffic, circulation and parking and

thus the adverse effects of the project are considered acceptable.
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T «“C”

MITIGATION MONITORING AND

The Mitigation Monitoring and Reporting Program (MMRP) was formulated based on the findings of the
Fimal Environmental Impact Report (Final EIR) for the proposed Oceanside Beach Resort Project. The
MMRP 15 in compliance with Section 15097 of the CEQA Guidelines, which requires that the Lead Agency
“adopt a program for monitoring or reporting on the revisions which it has required in the project and the
measures it has imposed to mitigate or avoid significant environmental effects.” The MMRP lists mitigation
measures recommended in the Final EIR and identifies mitigation monitoring and reporting requirements.
These requirements are provided only for mitigation measures that would reduce or avoid sigmificant impacts
of the proposed project.

The following MMRP table presents the mitigation measures identified for the proposed project. Each
mitigation measure 1s identified by the first three letters of the topical section to which it pertains, followed by
a hyphen and impact number, which indicate the order that the mitigation measure is listed in the topical
section. For example, mitigation measure Aes-7 is the first mitigation measure identified in the Aesthetics
section of the EIR.

The first column of the MMREP table provides the mitigation measures identified in Sections 4.1 through 4.13
of the Final FIR. The column entitled “Party Responsible for Implementing Action” identifies the party
responsible for carrying out the required actions. The columns entitled “Party Responsible for Monitoring”
and “Timing” identify the party ultimately responsible for ensuring that the wmitigation measure 1s
implemented, and the approximate timeframe for the oversight agency to ensure implementation of the
mitigation measure.
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RESOLUTION NG G7-

A RESOLUTION OF THE COMMUNITY DEVELOPMENT
COMMISSION OF THE CITY OF OCEANSIDE APPROVING
A TENTATIVE MAP, DEVELOPMENT PLAN.
CONDITIONAL USE PERMIT AND REGULAR COASTAL
PERMIT FOR THE CONSTRUCTION OF A 336-UNIT HOTEL,
48-UNIT FRACTIONAL TIME SHARE AND 18.500 SQUARE
FEET OF COMMERCIAL USES LOCATED ON TWO CITY
BLOCKS BOUNDED BY PIER VIEW WAY, SEAGAZE
DRIVE, MYERS AND PACIFIC STREETS - APPLICANT: S.D.
MALKIN

WHEREAS, on January 16, 2008, the Community Development Commission held its
duly noticed public hearing, considered an application for a Tentative Map (T-204-06),
Development Plan (D-213-06), Conditional Use Permit (C-208-06) and Regular Coastal Permit
(RC-215-06) for the construction of a 336-unit hotel, 48-unit fractional time shares and 18,500
square feet of commercial uses located on two city blocks bounded by Pier View Way on the
north, Seagaze Drive on the south, Myers Street on the east and Pacific Street on the west, on
certain real property described in Exhibit “A”;

WHEREAS, the Redevelopment Design Review Committee (RDRC) of the City of
Oceanside did, on September 17, 2007, and on November 1, 2007, review and recommend
approval of Tentative Map (T-204-06), Development Plan (D-213-06), Conditional Use Permit
(C-208-06) and Regular Coastal Permit (RC-215-06};

WHEREAS, the Redevelopment Advisory Committee (RAC) of the City of Oceanside
did, on January 9, 2008 review and recommend approval of Tentative Map (T-204-006),
Development Plan (D-213-06), Conditional Use Permit (C-208-06) and Regular Coastal Permit
(RC-215-06);

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;

WHEREAS, a Final Environmental Impact Report was prepared by the Resource
Officer of the City of Oceanside for this application pursuant to the California Environmental
Quality Act of 1970 and the State Guidelines implementing the Act;

WHEREAS, the Final Environmental Impact Report was also reviewed and certified by

the Community Development Commission prior to taking action on Tentative Map (T-204-06),
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Development Plan {D-213-06). Conditional Use Permit (C-208-06) and Regular Coastal Permut

(RC-215-06):
WHEREAS, there is

hereby imposed on the subject development project certain fees,

dedications. reservations and other exactions pursuant to state law and city ordinance;

WHEREAS, pursuant to Government Code §66020(d)(1).

NOTICE IS HEREBY

GIVEN that the Project 1s subject to certain fees, dedications, reservations and other exactions

as provided below:

Description

Drainage Fee

Public Facility Fee

School Facilities Mitigation

Fee

Traffic Signal Fee

Thoroughfare Fee

Water System Buy-in Fees

Authority for Imposition

Ordinance No. 85-23
Resolution No. 05-R0628-1
Ordinance No. 91-09
Resolution No. 05-R0628-1

Ordinance No. 91-34

Ordinance No. 87-19

Ordinance No. 83-01

Oceanside City Code
§37.56.1

Resolution No. 87-96
Ordinance No. 05-OR 0611-1

Current Estimate Fee or

Calculation Formula

$2.843 per acre

$713 per thousand square

feet

$.42 per square foot

$15.71 per vehicle trip

$255 per vehicle trip (based
on SANDAG trip generation
table)

Fee based on water meter

size. Non-residential is

$19.967 for a 27 meter
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Description Authority for Imposition Current Estimate Fee or

Calculation Formula

Wastewater System Buyv-in Oceanside City Code § Based on meter size. Non-
fees 29111 residential 1s typically
Resolution No. 87-97 $24.444 for a 27 meter

Ordinance No. 05-OR 0610-1

San Diego County Water SBCWA Ordinance No. Based on meter size. Non-
Authority Capacity Fees 2005-03 residential is typically

$21.599 for a 2" meter

WHEREAS, the current fees referenced above are merely fee amount estimates of the
impact fees that would be required if due and payable under currently applicable ordinances and
resolutions, presume the accuracy of relevant project information provided by the applicant, and
are not necessarily the fee amounts that will be owing when such fees become due and payable;

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:;

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:

WHEREAS, pursuant to Government 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 a manner that complies with Section 66020; and

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

WHEREAS, for purpose of judicial review, the decision of the Commission is final with
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respect to this resolution upon its adoption.
NOW. THEREFORE, the Community Development Commission of the Citv of
Oceanside does resolve as follows:
FINDINGS:
Yor the Tentative Man:

I. The proposed hotel, timeshare and associated visitors serving commercial uses
meets the requirement of the Subdistrict 12 zoning designation in that the project creates a
multiple-lot map on several existing pre-existing legal lots as stipulated within Article 12 of the
Downtown District development standards.  The subdivision map is consistent with the General
Plan, Redevelopment Plan, Local Coastal Program, Article 12 of the Downtown District and the
Subdivision Ordinance of the City of Oceanside by creating a multiple-lot map on a pre-existing
legal lots.

2. The proposed building on the site will conform to the topography of the site,
therefore, making it suitable for commercial development. The subject site is physically suitable to
allow for the development of a 336-unit hotel, 48-unit fractional timeshares and 18,500 square feet

of associated commercial uses.

3. The subdivision complies with all other applicable ordinances, regulations and
guidelines of the City.
4. The design of the subdivision or proposed improvements will not conflict with

easements, acquired by the public at large, for access through or use of property within the
subdivision.

5. The design of the subdivision or the proposed improvements will not cause
substantial environment damage or substantially and avoidably injure fish or wildlife or their
habitat because the proposed project 1s an infill site that does not contain any sensitive habitat, river
or blue stream, wildlife, riparian habitat, sensitive landforms and/or geologic formations or
minerals, sensitive fauna and marine life.

Yor the Development Plan:

1. The site plan and physical design of the project as proposed is consistent with the
purposes of the City’s Zoning Ordinance and the "D Downtown District in that the

architectural design of the proposed structure, landscaping, and open space meets or exceeds the
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minimum development standards of the "D Downtown District.  The proposed project meets
the minimum setbacks, landscape. open space. height and parking spaces as stipulated within
the “D” Downrown District development standards. In addition. the project is consistent with
the similar development located within the surrounding neighborhood.

2. The Development Plan as proposed conforms to the Redevelopment Plan, Local
Coastal Program and General Plan of the City in that the proposed 336-unit hotel. 48-unit
fractional timeshare and 18,500 square feet of commercial uses is consistent with the land uses
of the Redevelopment Plan and the project meets the mimimum setbacks, landscape, open space,
height and parking spaces as stipulated within the “D” Downtown District development
standards. The proposed hotel use is consistent with the Local Coastal Program designation for
the subject site of “Coastal Dependent, Recreation and Visitor Serving Commercial”. The
proposed hotel also is consistent with the Local Coastal Plan policies which state that “the City
lacks a high quality tourist destination hotel in the beach area”. The proposed hotel use is
consistent with Subdistrict 12 of the Redevelopment Plan which states that this zone is to
provide a special tourist/visitor oriented zone. In addition, the project is consistent with the
newer development such as the Windham timeshare project located immediately north of the
subject site in terms of size, bulk and uses and the proposed CityMark project.

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. The
proposed 336-unit hotel, 48-unit fractional timeshare and 18,500 square feet of commercial uses
will not create public service and facility demands exceeding the capacity of existing and
planned infrastructure.

4. The proposed project, a 336-unit hotel, 48-unit fractional timeshare and 18,500
square feet of commercial use is compatible with the adjacent timeshare development within the
surrounding neighborhood in that in comparing the project’s corresponding square footages to the
square footages of the existing adjacent timeshare, it can be found that the proposed height {50-
feet), Floor Area Ratio (3.48), Open Space (30%) site coverage (59%) unit sizes and commercial

spaces are also comparable in size and would have a positive effect on the area.

L
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S The site plan and physical design of the proiect 1s consistent with Section 1.24 and
1.25 of the Land Use Element of the General Plan. and Section 3039 of the Oceanside Zoning
Ordinance {(Hillside Development Provisions). in that there is only | foot grade differentials from
the highest and lowest points of the subject and the proposed project is a commercial development.
therefore. the project would not be subject to the guidelines Element of the General Plan.

Conditional Use Permit for the Hotel and Fractional Timeshare Uses:

1. That the proposed location of the use is in accord with the cobjectives of this
ordinance and the purposes of the district in which the site is located.  The location of the
proposed hotel and fractional timeshare operations and associated ancillary uses are consistent
with the allowable uses within this land use district (Subdistrict 12) of the Redevelopment Plan.
The purpose of Subdistrict 12 is providing a special tourist/visitor oriented Subdistrict that
relates to the pier, ocean, beach, marina and freeway.

2. That the proposed location of the conditional use and the proposed
conditions under which it would be operated or maintained will be consistent with the
General Plan; will not be detrimental to the public health, safety or welfare of persons
residing or working in or adjacent to the neighborhood of such use; and will not be
detrimental to properties or improvements in the vicinity or to the general welfare of the
city. The proposed restrictions for the conditional use permit are consistent with the
Zoning Ordinance, General Plan and Redevelopment Plan, will not affect neighborhood
compatibility.  The operation of the proposed hotel and timeshare uses and the
conditions under which it will be allowed to operate will not be detrimental to the public
health, safety or welfare of persons residing or working in or adjacent to the subject site.

3. That the proposed conditional use will comply with the provisions of this
ordinance, including any specific condition required for the proposed conditional use in the district

in which it would be located.

For the Conditional Use Permit to Allow for Additional Height:

1. That the proposed location of the use is in accord with the objectives of this
ordinance and the purposes of the district in which the site is located. The location of the
proposed hotel and the proposed additional height is consistent with Section 1230 (N) (2) of the

Article 12 Downtown District which allows for the increase of height from the base district
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requirement of 43-feet to 90-feet on a portion of the project provided superior design results to a
superior design. The increase in height is warranted due to the project’s superior design which
maintains lot coverage of no more than 60 percent, maintains additional setbacks and minimal
encroachments. provides a pedestrian promenade adjacent to Pacific Street; maintamns a
minimum of 30 percent of the site devoted to public space. preserves view corridors,
maintains less than a 4.0 FAR, maintains an articulated facade and provides transient
and visitor serving commercial uses. The purpose of Subdistrict 12 is providing a special
tourist/visitor oriented Subdistrict that relates to the pier, ocean, beach, marina and freeway.

2. That the proposed location of the conditional use and the proposed
conditions under which it would be operated or maintained will be consistent with the
General Plan; will not be detrimental to the public health, safety or welfare of persons
residing or working in or adjacent to the neighborhood of such use; and will not be
detrimental to properties or improvements in the vicinity or to the general welfare of the
city. The proposed increase in building height from 45 to 90-feet in height on a portion
of the project is consistent with the Zoning Ordinance, which allows building height of
up to 140 feet under certain conditions. The proposed increase in building height will
not be detrimental to properties or improvements in the vicinity or to the general welfare
of the City, which should benefit economically from the increased commercial activity
and revenue generated from the proposed project.

3. That the proposed conditional use will comply with the provisions of this
ordinance, including any specific condition required for the proposed conditional use in
the district in which it would be located. The proposed increase in building height from
45 to 90-feet on a portion of the project, with the corresponding conditions imposed on
the project, will comply with the provisions of the Downtown “D” District and Zoning
Ordinance. Additionally, the public plaza, promenades and other public and recreation
areas and superior design features, provided in connection with the increase in height on
a portion of the project, will be a benefit to the community.

For the Resular Coastal Permif:

L. The granting of the Regular Coastal Permit is consistent with the purposes of the
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California Coastal Act of 1976, [he proposed project has been sited and designed with a public
plaza. promenades and design features to protect public views of and access to the ocean along
Pier View Way. Pacific Street and Seagaze Drive. The proposed project is compatible with the
surrounding area comprised of and high-rise timeshares. A 90-foot high mixed use
development has been approved in the vicinity and the City’s Zoning Ordinance. which
implements the City’s Local Coastal Program, contemplates development in the District of a
height up to 140 feet in certain conditions.

2. The proposed project is consistent with the policies of the Local Coastal Program
as implemented through the City Zoning Ordinance. The proposed uses are consistent with the
Local Coastal Program designation for the subject site of “Coastal Dependent. Recreation and
Visitor Serving Commercial” and will conform to the requirements of the Zoning Ordinance. In
addition, the project will not substantially alter or impact the existing coastal views through the
public rights-of-way corridors. The proposed project will provide the number of hotel rooms
and visitor serving commercial required by the City’s Nine-Block Master Plan.

3. The proposed project will not obstruct any existing or planned public beach
access; therefore, the project is in conformance with the policies of Chapter 3 of the Coastal
Act. The proposed project provides between 10-18 foot setbacks and the orientation of the
proposed buildings will not obstruct the two existing public beach access points located at Pier
View Way and Seagaze Drive.

SECTION 1. That Tentative Map (T-204-06), Development Plan (D-213-06),
Conditional Use Permit (C-208-06) and Regular Coastal Permit (RC-215-06) are hereby
approved subject to all of the conditions set forth in Exhibit “B” attached herete and
incorporated herein by this reference.

SECTION 2. The Final Environmental Impact Report has been reviewed and certified
by the Community Development Commission prior to approval of the Tentative Map (T-204-
06). Development Plan (D-213-06), Conditional Use Permit {(C-208-06) and Regular Coastal
Permit (RC-215-06).

NOTICE is hereby given that the time within which judicial review must be sought on
this decision is governed by Code of Civil Procedure Section 1094.6 and Government Code

section 65009 (c).
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PASSED AND ADOPTED by the Oceanside Community Development Commission of

the City of Oceanside this __davot _

AYES:
NAYS:
ABSENT:
ABSTAIN:

ATTEST:

Secretary

APPROVED AS TO FORM:
OFFICE C/);Z;HE CITY ATTORNEY

e

General Cédnsel

2008 by the following vote:

Chairman
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Order No. 53030435

PARCEL A:. (APW: 147-261-01, 02, 03, 04, 03, 10, 11 AND 12}

o081, 2, 3, 4, 3, 10, 11 AND 12 IN BLOCK 1lé OF OCEANSIDE, IN THE CITY OF
OCEANSIDE, COUNTY OF SAN DIBEGO , STATE OF CALIFORNWIA, ACCORDING TO MAP TEEREOF
WO. 344, FILBED IN THE OFFICE OF THE COUNTY EECORDER OF SAN DIEGD COUNTY, JULY 1,
18885,

PARCEL B: (APN: 147-076-11, 12 AND 10}

Lors ¢, 5, 6, 7, B, %, 10, 11 AND 12 IK BLOCK 17 OF OCEANSIDE, IN THE CITY OF
OCEANSIDE, COURTY OF SAN DIEGC, STATE OF CALIFORNIA, ACCORDING TO MAP THERECF
NO. 344, FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, JULY 1,
1885.

PARCEL C: (APNK: 147-076-01, 02 AND 03}

LOTS 1, 2 AND 3 OF BLCCK 17, OF CCEANSIDE, IN THE CITY OF SAN DIEGO, COUNTY OF
SAN DIEGC, STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 244, FILED IN THE
OFFICE OF THE COUNTY RECORDER OF SAN DIEGC COUNTY, JULY 1, 188S5.

EXCEPTING AND RESERVING TC THE DEFENDANTS AS SET FORTH IN A FINAL ORDER OF
CONDEMNATION RECORDED APRIL 18, 2003 AS FILE NUMBER 2003-447702 OF OFFICIAL
RECORDS ALL OIL, GAS, HYDROCARBON SUBSTANCES AND MINERALS OF EVERY KIND AND
CHARACTER LYING MORE THAN 500 FEET BELOW THE SURFACE OF SAID PROPERTY, TOGETHER
WITHE THE RIGHT TO DRILL INTC, THROUGH, AND TC USE AND OCCUPY ALL PARTS OF SAID
PROPERTY LYING MORE THAN 500 FEET BELOW THE SURFACE THEREOF FOR ANY PURPOSES
INCIDENTAL TO THE EXPLORATION FOR AND PRODUCTION OF OIL, GAS, HYDROCARBON
SUBSTANCES OR MINERALS FOR SAID PROPERTY OR OTHER LANDS, BUT WITHOUT, HOWEVER,
ANY RIGHT TO USE EITHER THE SURFACE OF SAID PROPERTY OR ANY PORTION OF SAID
PROPERTY WITHIN 500 FEET OF THE SURFACE FOR ANY PURPOSE OR PURPCSES WHATSOEVER.

PARCEL D: (APN: 147-261-05, 06, 07 AND 08}

LOTS 5, 6, 7 AND 8 IN BLOCK 16 OF OCEANSIDE TOWNSITE, IN THE CITY OF CCEANSIDE,

_COUNTY OF SAN DIBGC, STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 344,

FILED IN THE OFFICE OF THE COUNTY RECORDER COF SAN DIEGOC COUNTY, JULY 1, 1885.

EXCEPTING AND RESERVING ALL OILL, GAS, EYDROCARBOW SUBSTANCES AND MINERALS OF
EVERY KIND AND CHARACTER TOGETHER WITH THE RIGHT TO EXPLORE FOR AND EXTRACT SUCH
SUBSTANCES; PROVIDED THAT ANY SURFACE OPENING, HOLE, SHAFT OR OTEER MEANS OF
EXPLORING FOR, REACHING OR EXTRACTING SUCE SUBSTANCES SHALL NOT BE LOCATED
WITHIN THE DOWNTOWN REDEVELOPMENT PROJECT AREA, AND SHALL NOT PENETRATE ANY PART
OR PORTION OF SAID PROJECT AREA WITHIN 500 FEET OF THE SURFACE THEREOP.

PARCEL E: (APN: 147-263-24)

LOTS OME (i) TC THIRTEEW {13) INCLUSIVE, IN BLOCK NIKE (S} OF STRAND TRACT
ADDITION TO OCEANSIDE, IN THE CITY OF OCEANSIDE, COUNTY OF SAN DIEGD, STATE COF
CALIFORNIR, ACCORDING TO MAP THEREOF NO. 236, FILED IN THE OFFICE OF THE
RECOREDER OF SAN DIEGO COUNTY, DECEMBER 8, 18904.

BXCEPTING THEREFROM ALL STREETS ADJSCINING SAID LANDS.

PARCEL F: (APN: 147-074-15)



Page 2 DESCRIPTION
Order No. 53030438

BLL THOSBE CERTAIN PARCELS OF LARD SITUATED IR THE CITY OF OCEANSIDE, COUNTY OF
OCERNWGIDE, STATE OF CRLIFCORNIA, AWD DESCRIBED AS FOLLOWS:

COMMENCING AT THERE SOUTHEAST CORNER OF BLOCK NO. SEVENTEEN {17} OF THE CITY OF
OCEANSIDE, ACCORDING TO MAP MADE BY CAVE J. COUTE, C. E., AWND RECORDED IK THE
COUNTY RECORDER’S OFFICE OF SAN DIEGO COUNTY, STATE OF CALIFORNIA, ON JULY 1,
1885; THENCE RUNNING SOUTH FIFTY-FOUR (54) DEGREES WEST AND IN PROLONGATION OF
THE WESTERLY ROUNDAZRY OF SECOND STREET EIGHTY {(80.00) FEET TO A STAKE AT
SCOUTHERLY BOUNDARY OF PACIFIC STREET AND POINT OF BEGINNING; THERCE NORTH
THIRTY~-SIX (36) DEGREES WEST ALONG SOUTHERLY BOUNDARY OF PACIFPIC STREEBT, THREE
HUNDRED (300.00) FEET TC A STAKE; THENCE SOUTH FIFIY-FOUR (54} DEGREES WEST ONE
HUNDRED FIFTY (150} FEET T0 A STAKE; THENCE SOUTH THIRIY-SIX {36} DEGREES EAST
THREE HUDNRED (30C.00} FEET TO A STAKE; THENCE NORTH FIFTY-FQUR (54) DEGREES
EAST ONE HUNDRED FIFTY {(150.00) FEET TO A STAKE AND POINT OF BEGIMNING; SAID
TRACT OF 150¢ BY 300 FEET, LYING AND BEING EIGHTY {(80) FEET DISTANT FROM AND
PARALLEL TO THE SOUTHERLY BOUNDARY OF SAID BLOCK SEVENTEEN (17} AND BETWEEN THE
PROLONGATION OF THE WESTERLY BOUNDARY OF SECOND STREET AND EASTERLY BOUNDARY OF
THIRD STREET OF SAID CITY OF OCEANSIDE.

EXCEPTING THEREFROM ALL STREETS ADJOINING SAID LANDS.
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Building:
L. The granting of approval under this action shall in no way relieve the

applicant/project from compliance with all State and Local building codes.

2. Site development, common use areas, access and adaptability of
apartments and condominiums shall comply with the State’s Disabled Accessibility
Regulations. (2007 California Building Code (CBC), Chapter 11A).

3. Site development, parking, access into buildings and building interiors
shall comply with the State’s Disabled Accessibility Regulations. (2007 California
Building Code (CBC), Chapter 11B)

4. The building plans for this project are required by State law to be prepared
by a licensed architect or engineer and must be in compliance with this requirement prior
to submittal for building plan review.

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

6. All outdoor lighting must comply with Chapter 39 of the City Code (Light
Pollution Ordinance). Where color rendition is important, high-pressure sodium, metal
halide or other such lights may be utilized and shall be shown on building and electrical
plans.

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

8. The developer shall monitor, supervise and control all building construction
and supporting activities so as to prevent these activities from causing a public nuisance,
mcluding, but not mited to, strict adherence to the following:

a} Building construction work hours shall be limited to between 7 a.m. and
6 p.m. Monday through Friday. On Saturday from 7 am. to 6 p.m.
work that 1s not inherently noise-producing may be performed.

Examples of work not permitted on Saturday are concrete and grout
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pours. roof nailing and activities of similar noise-producing nature. No work

shall be permitted on Sundavs and Federal Holidays (New Year's Day.

Memorial Day. July 4", Labor Day. Thanksgiving Day, Christmas Day)

except as allowed for emergency work under the provisions of the Oceanside

City Code Chapter 38 (Noise Ordinance) or as otherwise approved by the

City Engineer.

b) The construction site shall be kept reasonably free of construction debris
as specified in Section 13.17 of the Oceanside City Code. Storage of
debris in approved solid waste containers shall be considered
compliance with this requirement. Small Amounts of construction
debris may be stored on site in a neat, safe manner for short periods of
time pending disposal.

9. Separate/unique addresses will/may be required to facilitate utility releases.
Verification that the addresses have been properly assigned by the City’s Planning
Department must accompany the Building Permit application.

10, A complete Soils Report, Structural Calculations, & Energy
Calculations/documentation will be required at time of plans submittal to the Building
Department for plan check.

11. A Building (Demo) Permit will be required for the demolition of any
existing structures. Plans for the Demolition Permit must clearly show that all utilities
(electric, gas, water, & sewer) are properly terminated/capped in accordance with the
requirements of the utility service provider. All/any underground septic or water storage
tanks must be removed or filled in accordance with the Uniform Plumbing Code and/or
the City’s Grading Ordinance.

12. A private sewer system design must be submitted to the Building Dept.
and approved prior to the construction of the sewer system. If a gravity flow system 1s
not used, an engineered mechanical system must be submitted and approved by all City

of Oceanside Departments.
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13, Setbacks and Type of Construction must comply with CBC Table 602 and
Table 704.8.

14, Fire sprinklers are required for apartment. condominium and hotel
buildings per Section CBC 903.2.7.

15, Building levels below grade (on all sides) shall be provided with a
mechanical drainage system that provides drainage to an approved location/receptor,

16.  Plan submittal to the Building Department must include a Pedestrian
Protection Plan complying with the requirements of CBC 3306 and Table 3306.1-A.

17.  The exiting for two or more story Buildings must comply with 2007 CBC
chapter 10 and Table 1019.1.

I8 Tenant Improvements or other construction to the existing building
requires permits (including all required Inspections and approvals, and Issuance of
Certificate of Occupancy) from the Building Division.

19.  Final plans including all as built, redlines, and revisions shall be submitted
on a CD formatted with a TIF or JPEG image File.

Engineering:

20.  Vehicular access rights to Myers Street, Seagaze Drive, Pacific Street and
Pier View Way shall be relinquished to the City from all abutting lots, except for all
project access and driveways.

21, All right-of-way alignments, street dedications, exact geometrics and widths
for Myers Street., Seagaze Drive, Pacific Street and Pier View Way shall be dedicated and
mmproved as required by the City Engineer. All required street dedication shall be
consistent with the Tentative Map.

22, Design and construction of all improvements shall be in accordance with
standard plans, specifications of the City of Oceanside and subject to approval by the
City Engineer.

23.  Prior to issuance of a building permit all improvement requirements shall

be covered by an improvement agreement and secured with sufficient improvement
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securities or bonds guaranteeing performance and pavment for labor and materials,
setting of monuments, and warranty against defective materials and workmanship.

24, Legal access shall be provided to Myers Street. Seagaze Drive. Pacific Street
and Pier View Way shall be indicated on the Tentative Map.

25, The developer shall provide public street dedication shown on the grading
and improvement plans prior to the recordation of the final map (if required to serve the
property).

26.  Prior to approval of the final map(s) all improvement requirements shall be
covered by a subdivision agreement and secured with sufficient improvement securities or
bonds guaranteeing performance and payment for labor and materials, setting of
monuments, and warranty against defective materials and workmanship.

27.  Prior to approval of the first final map (or engineering drawing for a site
development plan) a phasing plan for the construction of public and private improvements
including landscaping, streets and arterials shall be approved by the City Engineer. All
improvements shall be secured or under construction to the satisfaction of the City
Engineer prior to the issuance of any building permits. All improvements shall be
completed prior to issuance of any final certificates of occupancy.

28.  The City Engineer shall require the dedication and construction of necessary
utilities, streets and other improvements outside the area of any particular final map. if such
is needed for circulation, parking, access or for the welfare or safety of future occupants of
the development. The boundaries of any multiple final map increment shall be subject to
the approval of the City Engineer.

29.  Where proposed off-site improvements, including but not limited to slopes,
public utility facilities, and drainage facilities, are to be constructed, the applicant 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 applicant shall provide
documentary proof satisfactory to the City of Oceanside that such easements or other

interest in real property has been obtained prior to the issuance of any grading, building or
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improvement permit for the development/project). Additionallv. the City of Oceanside.
may at its sole discretion. require that the applicant obtain at his sole expense a title policy
insuring the necessary title for the easement or other interest in real property to have veste
with the City of Oceanside or the applicant. as applicable.

30.  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 attesting to these improvement conditions and a certificate setting forth the
recordation shall be placed on the map.

31.  Prior to the issuance of a grading permit, the Developer shall notify and
host an informational neighborhood meeting with all of the area residents located within
300 feet of the project site and residents of property along any residential streets to be
used as a "haul route", to inform them of the grading and construction schedule, haul
routes, and to answer questions.

32.  The 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, assuring 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 systemi.

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 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

i
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excessive or offensive necise which causes discomtfort or annovance (o
reasonable persons of normal sensitivity.”

C) A haul route shall be obtained at least 7 days prior the start of hauling
operations and must be approved by the City Engineer. Hauling operations
shall be 8:00 A.M. to 3:30 P.M. unless approved otherwise.

33. A traffic control plan shall be prepared according to the City traffic control
guidelines and be submitted to and approved by the City Engineer prior to the start of
work within open City rights-of-way. Traffic control during construction of streets that
have been opened to public traffic shall be in accordance with construction signing.
marking and other protection as required by the Caltrans Traffic Manual and City Traffic
Control Guidelines. Traffic control plans shall be in effect from 8:00 a.m. to 3:30 p.m.
unless approved otherwise.

34.  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 drainage fees, traffic signal fees and contributions, highway
thoroughfare fees, reimbursements, 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.

35. Myers Street, Seagaze Drive, Pacific Street and Pier View Way along
property frontage shall be improved with curbs and gutters and sidewalk.

36.  Myers Street, Seagaze Drive, Pacific Street and Pier View Way shall provide
a minimum of 10 feet parkway along property frontage between the face of curb and the
right of way line. Sidewalk improvements shall comply with ADA requirements.

37.  Sight distance requirements at the project driveway or street shall conform to
the corner sight distance criteria as provided by SDRSD DS-20A and or DS-20B.

38.  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 developer shall pay all applicable fees, energy charges, and/or assessments associated
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with Citv-owned (LS-2 rate schedule) streetlights and shall also agree to the formulation of,
or the annexation to, any appropriate street lighting district.  Street lights shall meet the
new downtown street light standard.

39.  Prior to approval of the improvement plans, the 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 hmits of the study shall be half-street
plus twelve (12} feet along the project’s frontage. The field investigation shall include a
minimum of one pavement boring per every fifty (50) linear feet of street frontage. Should
the existing AC thickness be determined to be less than three (3) inches or without
underlying Class II base material, the Developer shall remove and reconstruct the
pavement section as determined by the City Engineer.

40. Upon review of the pavement investigation, the City Engineer shall
determine whether the Developer shall: 1) Repair all failed pavement sections, header cut
and grind per the direction of the City Engineer, and 2) Perform R-value testing and
submit a study that determines if the existing pavement meets current City standards/traffic
indices. Should the study conclude that the pavement does not meet current requirements
the Developer shall reconstruct the pavement per these recommendations, subject to
approval by the City Engineer.

41.  Pavement sections for all streets, alleys, driveways and parking areas shall be
based upon approved soil tests and traffic indices. The pavement design is to be prepared
by the developer’s soil engineer and must be approved by the City Engineer, prior to
paving.

42, Any existing broken pavement, concrete curb, gutier or sidewalk or any
damaged during construction of the project, shall be repaired or replaced as directed by the
City Engineer.

43.  All existing overhead utility lines within the development and within any
full width street or righi-of-way abutting this new development, and all new extension

services for the development of the project, including but not limited to, electrical, cable
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and telephone. shall be placed underground per Section 901.G. of the Subdivision
Ordinance (R91-166) and as required by the Uity Engineer and current City policy.

44, The developer shali complv with all the provisions of the City's cable
tefevision ordinances including those relating to notification as required by the City
Engineer.

45.  The developer shall install 2 inch PVC conduit, together with 1/4-inch pull-
rope and pull-boxes at 400 feet intervals as close as possible to the inside of curb, for tuture
signal interconnect cable on all arterial-level or above, streets.

46.  Grading and drainage facilities shall be designed and installed to adequately
accommodate the local storm water runoff and shall be in accordance with the City's
Engineers Manual and as directed by the City Engineer.

47.  Prior to any grading of any part of the tract or project, a comprehensive soils
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 and Zoning Ordinance, is approved
by the City Engineer.

48.  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 conirol plan, designed for all proposed stages of construction, shall be reviewed,
secured by the applicant with cash securities and approved by the City Engineer.

49. A precise grading and private improvement plan 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 and Private Improvement Plans.

56.  The approval of the tentative map shall not mean that proposed grading or
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improvements on adjacent properties (including any City properties/Right-of-Way or
easements) 1s granted or guaranteed to the developer. The developer is responsible for
obtaining  permission to grade or construct on adjacent properties. Should such
permission be denied. the Tentative Map shall be subject to SUBSTANTIAL
CONFORMITY REVIEW,

51, Landscaping plans, including plans for the construction of walls, fences or
other structures at or near mtersections, must conform to intersection sight distance
requirements. Landscape and imigation plans shall be approved by the City Engineer
prior to the issuance of occupancy permits, and a pre-construction meeting held, prior to
the start of final improvements. Landscape and irrigation plans for disturbed areas must be
submitted to the City Engineer prior to the issuance of a preliminary grading permit and
approved by the City Engineer prior to the issuance of final occupancy permits. Frontage
and median landscaping shall be installed prior to the issuance of final certificates of
occupancy. 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 aiso
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.

52. The drainage design on the tentative map is conceptual only. The final
design shall be based upon a hydrologic/hvdraulic study to be approved by the City
Engineer during final engineering. 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. All public storm drains shall be shown on City standard
plan and profile sheets. All storm drain easements shall be dedicated where required.
The applicant shall be responsible for obtaining any off-site easements for storm

drainage facilities.
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53 Storm drain facilities shall be designed and located such that the inside travel
ianes on streets with Collector or above design criteria shall be passable during conditions
of a 100-vear frequency storm.

54, Sediment. silt. grease. trash, debris. and/or pollutants shall be collected on-
site and disposed of in accordance with all state and federal requirements. prior (o
stormwater discharge either off-site or into the City drainage system.

55.  The development shall comply with all applicable regulations established
by the United States Environmental Protection Agency (USEPA} as set forth in the
National Pollutant Discharge Elimination System (NPDES) permit requirements for
urban runoff and storm water discharge and any regulations adopted by the City
pursuant to the NPDES. regulations or requirements. Further, the applicant may be
required to file a Notice of Intent with the State Water Resources Control Board to
obtain coverage under the NPDES. General Permit for Storm Water Discharges
Associated with Construction Activity and may be required to implement a Storm Water
Pollution Prevention Plan (SWPPP) concurrent with the commencement of grading
activities. SWPPPs include both construction and post construction pollution prevention
and pollution control measures and identify funding mechanisms for post construction
control measures. The developer shall comply with all the provisions of the Clean Water
Program during and after all phases of the development process, including but not
limited to: mass grading, rough grading, construction of street and landscaping
improvements, and construction of dwelling units. The applicant shall design the
Project's storm drains and other drainage facilities to include Best Management Practices
to minimize non-point source pollution, satisfactory to the City Engineer.

56.  The project shall be subject to prevailing wage requirements as specified
by applicable California statutes, including California Labor Code section 1720(b} (4).

57.  The Developer shall prepare and submit an Operations & Maintenance
{(O&M) Plan to the City Engineer with the first submittal of engineering plans. The
O&M Plan shall be prepared by the applicant’s Civil Engineer. It shall be directly based

10
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on the project’s Storm Water Mitigation Plan (SWMP) previously approved by the
project’s approving authority (Planning Commission/City  Council/Community
Development Commussion). At a minimum the O&M Plan shall include the designated

responsible parties to manage the storm water BMP(s), emplovee’s training program and

duties, operating schedule. maintenance frequency. routine service schedule. specific
maintenance activities, copies of resource agency permits, cost estimate for
implementation of the O&M Plan and any other necessary elements,

58.  The Developer shall enter into a City-Standard Stormwater Facilities
Maintenance Agreement with the City obliging the project proponent to maintain, repair
and replace the Storm Water Best Management Practices (BMPs) identified in the
project’s approved Storm Water Mitigation Plan (SWMP), as detailed in the O&M Plan
into perpetuity. The Agreement shall be approved by the City Attorney prior to issuance
of any precise grading permit and shall be recorded at the County Recorder’s Office
prior to issuance of any building permit. Security in the form of cash (or certificate of
deposit payable to the City) or an irrevocable, City-Standard Letter of Credit shall be
required prior to issuance of a precise grading permit. The amount of the security shall
be equal to 10 years of maintenance costs, as identified by the O&M Plan. The
applicant’s Civil Engineer shall prepare the O&M cost estimate.

59. At a minimum, maintenance agreements shall require the staff training,
inspection and maintenance of all BMPs on an annual basis. The project proponent shall
complete and maintain O&M forms to document all maintenance activities. Parties
responsible for the O&M plan shall retain records at the subject property for at least 5
years. These documents shall be made available to the City for inspection upon request
at any time.

60.  The Agreement shall include a copy of executed onsite and offsite access
easements necessary for the operation and maintenance of BMPs that shall be binding on
the land throughout the life of the project to the benefit of the party responsible for the

O&M of BMPs. until such time that the storm water BMP requiring access is replaced,

I
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satisfactory to the City Engineer. The agreement shall also include a copy of the O&M
Plan approved by the City Engineer.

61.  The BMPs described in the project’s approved Storm Water Mitigation
Plan (SWMP) shall not be altered in any way. shape or form without formal approval by
either an Administrative Substantial Conformance issued by the Community
Development Department/Planning Division or the project’s final approving authority
(Planning Commission/Community Development Commission/City Council) at a public
hearing. The determination of whatever action is required for changes to a project’s
approved SWMP shall be made by the Community Development Department/Planning
Division.

62.  The approval of the tentative map/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 developer. The 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.

Traffic

63.  The project shall improve the intersection of Mission Avenue at Horne
Street. The improvements shall include widening the south leg of Horne Street to 50
feet curb-to-curb, and traffic signal modification associated with the widening. The
project shall be reimbursed 71% of the total cost to complete this improvement by the
Belvedere and/or CityMark projects, or their successors. If these improvements have
already been completed by the other project/s, then this project shall pay their fair share
of 29%.

These improvements shall be completed prior to certificate of occupancy and to the

satisfaction of the City Engineer.
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64.  The project shall mstall a new traffic signal at the intersection of Mission
Avenue at Clementine Street. The project shall be reimbursed 64% of the total cost to
complete this improvement by the Belvedere and/or CityMark projects. If the traffic
signal has already been installed by the Belvedere and/or CityMark projects. then this
project shall pay their fair share of 36%. The traffic signal shall be installed prior to
issuance of certificate of occupancy and to the satisfaction of the City Engineer.

65.  The project shall mnstall a new traffic signal at the intersection of Mission
Avenue at Myers Street. The project shall be reimbursed from the CityMark Project for
50% of the total cost to install the new traffic signal. If the CityMark project completes
this improvement first, then this project shall pay City Mark 50% of the cost of the
improvement. The traffic signal shall be installed prior to issuance of certificate of
occupancy and to the satisfaction of the City Engineer.

66.  The project shall install an eastbound to northbound left turn pocket on
Mission Avenue at Myers Street. The left turn pocket shall be installed prior to the
issuance of certificate of occupancy and to the satisfaction of the City Engineer.

67.  The project shall install pedestrian gates on each sidewalk along Mission
Avenue at the existing railroad crossing.

68.  The project shall complete full width improvements on Myers Street (40
feet curb-to-curb) between Pier View Way and Seagaze Street. This segment of Myers
Street shall be a two-way street. These improvements shall be completed prior to the
issuance of certificate of occupancy and to the satisfaction of the City Engineer.

69.  The project shall install a left turn pocket on westbound Mission Avenue
for access to their main project driveway on the south block. The left turn pocket shall
be back-to-back with the eastbound to northbound left turn pocket on Mission Avenue at
Myers and be delineated with a raised concrete median. This improvement shall be
completed prior to the issuance of certificate of occupancy and to the satisfaction of the
City Engineer.

7G.  The project shall install a new traffic signal at the intersection of Mission

13
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Avenue at Cleveland Street. The project shall be reimbursed 69% of the total cost to
complete this improvement by other affected development projects. I a new traffic
signal has already been instalied. then this project shall pay the appropriate development
project/s their fair share of 31% of the cost of the new traffic signal. The new fraffic
signal shall be completed prior to the issuance of certificate of occupancy and to the
satisfaction of the City Engineer.

71.  Prior to the issuance of a grading permit, the project shall prepare a traffic
control plan for review and approval by the City of Oceanside. The traffic control plan
shall demonstrate how the site access and circulation will be maintained through the
construction of the proposed project. The traffic control plan shall include, but not be
limited to, the following: identify alternative routes for access to schools, businesses
and residents that require the use of the impacted roadways; post signs informing
customers of how to access businesses located in the construction area; make every
effort to maintain access and parking supply to all businesses
along the alignment; require that access to residences and roadways containing
residences be maintained whenever construction activities are not immediately adjacent;
and if road or lane closures would occur, post signs identifying alternative routes and
parking areas.

72.  Prior to issuance of grading permit, the developer shall prepare a traffic
control plan for review and approval by the City Engineer. The traffic control plan shall
be based on appropriate engineering analysis for each major phase of construction traffic
(e.g. closure of Mission Avenue) and shall demonstrate how site access and circulation
will be maintained through the construction of the proposed hotel. The traffic control
plan shall include, but not be limited to the following:

a. Potentially impacted roadways that currently provide access to schools,

businesses and residents, the traffic control plan shall identify safe,

alternate routes;
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b. Post signs mfornung customers how to access businesses located in the
construction area:

C. Make every effort to maintain access to all businesses along the
construction alignment;

d. Require that access to roadways serving residences be maintained;

e. Should a road be temporarily closed, post signs identifying safe,

alternative routes.

Fire:

73.  Fire Department Requirements shall be placed on plans in the notes
section.

74.  Smoke detectors are required. and detector locations must be indicated on
the plans.

75. A minimum fire flow of 3.000 gallons per minute shall be required.

76.  Additional hydrants may be required depending upon fire department
connection locations and other building elements not shown. Hydrants must be placed
within 300-feet of each other.

77.  The size of the fire hydrants shall be 2 12 “X 4.

78.  Inaccordance with the California Fire Code Sec. 901.4.4, City approved
addresses for commercial occupancies shall be placed on the structure in such a position
as to be plainly visible and legible from the street or roadway fronting the property.
Numbers shall be contrasting with their background.

79.  Commercial buildings require 6 inch address numbers.

80.  Plans shall be submitted to the Fire Prevention Bureau for plan check
review and approval prior to the issuance of building permits.

&1.  Buildings shall meet Oceanside Fire Departments current codes at the time
of building permit application.

82.  The fire hydrants shall be installed and tested prior to placing any

combustible materials on the job site.
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83.  Provide on-site hvdrants and mains capable of supplying the required fire

Lo

flow.

&84, Detailed plans of underground fire service mains shall be submitted to the
Oceanside Fire Department for approval prior to installation.

85.  Blue hydrant identification markers shall be placed as per Oceanside's
Engineers Design and Processing Manual Standard Drawing No. M-13.

86.  Provide standpipes as required per C.B.C. Table 9A.

87.  Buildings four or more stories in height shall be provided with not less
than one standpipe during construction. The standpipe shall be installed before the
progress of construction is more than 35 feet above grade. Two and one-half inch valve
hose connections shall be provided at approved accessible locations adjacent to useable
stairs.

88. A “Knox” key storage box shall be provided for all new construction. For
buildings, other than high-rise, a minimum of three complete sets of keys shall be
provided. Keys shall be provided for all exterior entry doors, fire protection equipment
control rooms, mechanical and electrical rooms, elevator controls and equipment spaces,
etc. For high-rise buildings six complete sets are required.

89.  Fire extinguishers are required and shall be included on the plans
submitted for plan check.

90. An automatic fire extinguisher system complying with UL300 shall be
provided to protect commercial-type cooking or heating equipment that produces grease-
laden vapors. A separate plan submittal is required for the installation of the system and
shall be in accordance with C.F.C. Article 10.

91.  Provide a class “K” type portable fire extinguisher within 30-feet of the
kitchen appliances emitting grease-laden vapors (NF.P.A 17A and NFP.A. 96).

92. An approved fire sprinkler system must be installed throughout the
building. The system shall be designed per NF.P.A. 13, and CBC 2007. The sprinkler

system required 24-hour supervision.
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93.  The hydrants must be located within 40-feet of the Fire Department
connections on the same side of the street.

94.  Provide a fire alarm system as required per C.F.C. Article 10 and N.F.P.A.

95, An 800mHz Radio Signal Interference’/ Bi-directionai Amplifier (BDA) is
required for the buildings. The BDA/coverage enhancers must be maintained as a
condition of occupancy and tested annually.
Economic & Community Development:

96. This Tentative Map (1-204-06), Development Plan (D-213-06),
Conditional Use Permit (C-208-06) and Regular Coastal Permit (RC-215-06} shall

expire on January 16, 2010. unless implemented as required by the Zoning Ordinance.
97.  This Tentative Map, Development Plan, Conditional Use Permit and
Regular Coastal Permit approves only the construction of a 336-unit hotel and 48-unit
fractional timeshares and 18,500 square feet of commercial uses 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
Economic and Community Development Department approval. Minor deviations from
the project approval may be approved through the Substantial Conformity Guidelines
process; substantial deviations shall require a revision to the Tentative Map,
Development Plan, and Conditional Use Permit and Regular Coastal Permit or a new
Tentative Map, Development Plan, Conditional Use Permit and Regular Coastal Permit.
This approval does not preclude the applicant from seeking approval of the appropriate
entitlements for condo hotel units, so long as the combination of fractional timeshares
and condo hotel units, do not exceed 25% of the total number of units in the project. At
no time shall the fractional timeshare units exceed 15% of the total number of units
within the project. Any such revision shall require a noticed, public hearing before the
CDC. No revision to allow condo hotel uses shall be approved by the CDC unless the
proposal conforms to the applicable provisions of the Local Coastal Plan and all

applicable provisions of the City's planning and zoning regulations.
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98.  The applicant, permitiee or any successor-in-interest shall defend.
indemnify and hold harmiess 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 an approval of the City, concerning Tentative Map (T-
204-06). Development Plan (D-213-06). Conditional Use Permit (C-208-06) and
Regular Coastal Permit (RC-215-06). 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.

99.  All mechanical rooftop and ground equipment shall be screened from
public view as required by the Zoning Ordinance. That is, on all four sides and top. 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.

100. Landscape plans, mesting 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 for final approval.

101.  All landscaping, fences, walls, etc. on the site, in medians in the public
right-of-way and in 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 normal care and irrigation of the landscaping; repair and
replacement of plant materials; irrigation systems as necessary; and general cleanup of
the landscaped and open areas, parking lots and walkways, walls, fences, etc. Failure to
maintain landscaping shall result in the City taking all appropriate enforcement actions
by all acceptable means including but not limited to citations and/or actual work with

costs charged to or recorded against the owner. This condition shall be recorded with
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the covenant required by this resolution.

102, All commercial projects shail dispose of or recycle solid waste in a manner
provided in City Ordinance 13.3.

103. 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.

104. A covenant or other recordable document approved by the City Attorney
shall be prepared by the applicant developer and recorded prior to the issuance of
building permits. The covenant shall provide that the property is subject to this
resolution, and shall generally list the conditions of approval. This covenant shall
include a disclosure notifying prospective owners and interested parties of the adverse
effects of the noise from the amphitheater events on guests inside the resort.

105. Prior to the issuance of building permits, compliance with the applicable
provisions of the City's anti-graffiti (Ordinance No. 93-19/Section 20.25 of the City
Code) shall be reviewed and approved by the Economic and Community Development
Department. These requirements, including the obligation to remove or cover with
matching paint all graffiti within 24 hours, shall be noted on the Landscape Plan and
shall be recorded in the form of a covenant affecting the subject property.

106. 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.

107. Failure to meet any conditions of approval for this development shall
constitute a violation of the Tentative Map (T-204-06), Development Plan (D-213-06)
Conditional Use Permit (C-208-06) and Regular Coastal Permit (RC-215-06). Any
action taken to revoke the Development Plan, Conditional Use Permit and Regular
Coastal Permit shall comply with the then applicable provisions of the Oceanside Zoning
Ordinance.

108. All applicable zoning standards and City ordinances and policies in effect
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at the time building permits are issued are required to be met by this project. The
approval of this project constitutes the applicant's agreement with all statements in the

escription and Justification, and other materials and information submitted with this
application. unless specifically waived by an adopted condition of approval.

109,  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
Economic and Community Development Department.

110. A trash enclosure must be provided as required by Chapter 13 of the City
Code and shall also include additional space for storage and collection of recyclable
materials per City standards. Recycling is required by City Ordinance. The enclosure must
be built in a flat, accessible location as determined by the City Engineer. All driveways and
service access areas must be designed to sustain the weight of a 50,000-pound service
vehicle. Trash enclosures, driveways and service access areas shall be shown on both the
improvement and landscape plans submitted to the City Engineer. The specifications shall
be reviewed and approved by the City Engineer. The City's waste disposal contractor is
required to access private property to service the trash enclosures. A service agreement
must be signed by the property owner and shall remain in effect for the life of the project.
All trash enclosures shall be designed to provide user access without the use and opening
of the service doors for the bins. Trash enclosures shall have design features such as
materials and trim similar to that of the rest of the project. This design shall be shown on
the landscape plans and shall be approved by the Economic and Community Development
Director.

[11.  The project shall prepare a Management Plan. The Management Plan is
subject to the review and approval of the Economic and Community Development Director
and the Police Chief prior to the occupancy of the project, and shall be recorded as CC&R's

against the property. The Management Plan shall cover the following:




a) Security - The Management Plan. at a minimum. shall address on-site
management. hours-of-operation and measures for providing
appropriate security for the project site.

53 Maintenance - The Management Plan shall cover, but not be limited
to anti-graffiti and site and exterior building, landscaping. parking
lots, sidewalks. walkways and overall site maintenance measures and
shall ensure that a high standard of maintenance at this site exists at
all imes. The maintenance portion of the management plan shall
include a commitment for the sweeping and cleaning of parking lots,
sidewalks and other concrete surfaces at sufficient intervals to
maintain a “like new” appearance. Wastewater, sedirment, trash or
other pollutants shall be collected on site and properly disposed of and
shall not be discharged off the property or into the City’s storm drain
system.

c) Any graffiti within the resort shall be removed by management or its
designated representative within 24 hours of occurrence. Any new
paint used to cover graffiti shall match the existing color scheme.

112. A Comprehensive Sign Program (CSP) shall be submitted to the Economic
& Community Development Department and approved prior to the issuance of sign
permits.

113. A private Maintenance Agreement (MA) shall provide for the maintenance
of the adjacent parkways and common area and shall be recorded against this property
prior to recordation of the Final Map. The maintenance shall include normal care and
irrigation of landscaping, repair and replacement of plant material and irrigation systems
as necessary; and general cleanup of the parkway. The MA shall be subject to the
review and approval of the City Attorney prior to the approval of the final map. The
MA is required to be recorded prior to or concurrently with the final map. Any

amendments to the MA in which the owners relinquish responsibility for the
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maintenance of any common open space shall not be permitted without the
prior written approval of the City of Oceanside. Such a clause shall be mcluded in the
MA . The MA shall also contain provisions for the following:
aj Maintenance of all common areas. parkway. and on-site and frontage
landscaping.

114, The project shall comply with all applicable provisions of the City of
Oceanside General Plan, the Oceanside City Code. the Local Coastal Program, the
Zoning Ordinance, the Subdivision Ordinance and the Nine Block Master Plan. The
applicant shall comply with all applicable provisions of Local Coastal Plan Amendment
(LCPA-200-07), as it is finally approved.

115. The final map for the fractional timeshares or condo hotel units shall not
be recorded prior to the final approval of the Local Coastal Plan Amendment (LCPA-
200-07) authorizing such uses.

Water Utilities:

116. Myers Street gravity sewer replacement fees shall apply to this project.
The sewer replacement fees are $271.98 per foot, per side of street. Myers Street gravity
sewer replacement fees shall apply to this project.

117. Show and clearly indicate all existing and proposed utilities on the
tentative map.

118. A water and sewer study must be prepared by the developer at the
developer’s expense, and reviewed and approved by the Water Utilities Department.

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

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

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

122, A separate irrigation meter and approved backflow prevention device 1s
required for each block.

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

124.  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.

125.  All lots with a finish pad elevation located below the elevation of the next
upstream manhole cover of the public sewer shall be protected from backflow of sewage
by installing and maintaining an approved type backwater valve, per the Uniform
Plumbing Code (U.P.C.).

126.  An Inspection Manhole, described by the Water, Sewer, and Reclaimed
Water Design and Construction Manual, shall be installed in each building sewer lateral
and the location shall be called out on the approved Improvement Plans.

127. A Grease, Oil, and Sand Interceptor, described by the Uniform Plumbing
Code, relating to garages and wash racks shall be installed in each building sewer in an
appropriate location and shall be maintained by the property owner. The location shall
be called out on the approved Improvement Plans.

128. A Grease Interceptor, described by the Uniform Plumbing Code, relating
to restaurants, shall be installed in each building sewer in an appropriate location and
shall be maintained by the property owner. The location shall be called out on the
approved Building Plans.

129. Subterranean parking spaces shall be drained to the City’s Storm Drain
System and shall comply with the California Regional Water Quality Control Board

Order No. 2001-01.
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130, Water and Wastewater Buy-in fees and the San Diego County Water
Authority Fees are to be paid to the City and collected by the Water Utilities Department
at the time of Building Permit issuance.

131, All Water and Wastewater construction shall conform to the most recent
edition of the Water. Sewer, and Reclaimed Water Design and Construction Manual,

Environmental:

132, All mitigation measures identified in the approved Final Environmental
Impact Report and Mitigation and Monitoring Reporting Program (MMRP) shall be
complied with as stated in those documents. The Resolution Certifving the Final
Environmental Impact Report and Adoption of the MMRP, the Findings and Statement
of Overriding Considerations shall be recorded by a covenant or other recordable
document approved by the City Attorney and shall be recorded prior to the issuance of
building permits. The covenant shall provide that the property is subject to this

resolution, and shall generally list the MMRP condition.




	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	


