PLANNING COMMISSION STAFF REPORT
DATE: November 20, 2006
TO: ' Chairman and Members of the Planning Commission
FROM: ' Community Development Department/Planning Division
SUBJECT: CONSIDERATION OF A TENTATIVE MAP (T-9-99),

DEVELOPMENT PLAN (D-24-99), CONDITIONAL USE PERMIT
(C-33-99), GENERAL PLAN AMENDMENT (GPA-5-04) AND A
WAIVER OF THE UNDERGROUNDING OF THE UTILITIES FOR
A 44-LOT RESIDENTIAL SUBDIVISION ON AN 82.5-ACRE SITE
LOCATED NORTH OF THE INTERSECTION OF SPUR AVENUE
AND BELMONT PARK ROAD, SOUTH OF HIGHWAY 76 -
JEFFRIES RANCH — APPLICANT: THE BREHM COMPANIES

RECOMMENDATION

Staff recommends that the Planning Commission approve Tentative Map (T-9-99),

Development Plan (D-24-99), Conditional Use Permit (C-33-99), a waiver of the

undergrounding of utilities, and make a recommendation of approval to the City Council of

a General Plan Circulation Element Amendment (GPA-5-04) and adopt Planning

Commission Resolution No. 2006-P70 as attached. Staff also recommends that the
Planning Commission adopt Planning Commission Resolution No. 2006-P69 certifying

the Environmental Impact Report for the project.

PRO.JECT DESCRIPTION AND BACKGROUND

Background: The project proposes a 44-unit (48-Lots) single-family subdivision on an
82.5-acre site located north of the intersection of Spur Avenue and Belmont Park Road
and south of Highway 76. The project also proposes to amend the General Plan

Circulation Element to remove the future “Secretariat Street” connection to Mission
Avenue/SR-76 from the project site.

Site Review: The subject site is vacant, however, several sensitive plant and animal
species were observed on-site, which will be preserved on four open space lots. The
majority of the site has been previously disturbed, dirt roads and trails extend throughout
the site and are used by motorcycles and hikers.



As mentioned, the project will maintain four open space lots that totals approximately 53
acres in size. Open space Lot A is 45 acre of natural open space (54.5 percent of the
total site) that supports six sensitive vegetation communities (riparian woodland, coast live
oak woodland, coastal sage scrub and native and non-native grasslands). One federally
listed plant and animal species occurs on-site, the San Diego ambrosia and the California
gnatcatcher respectfully. :

The topography of the site is characterized by a series of ridge fingers, separated by a
large northwest-southwest trending drainage and several smaller drainages. The high
point of the subject site is a ridge near the southwest corner, which has an elevation of
383 feet above mean sea level (MSL) and the low point is located at the northern portion
of the site at 133 MSL (adjacent to Highway 76). .

Section 2808 of the EQ Overlay Zone allows the Planning Commission to grant waivers
from other sections of the ordinance (i.e. Hillside Development Criteria) that conflicts with
the EQ Overlay Zone in terms of a project being developed at or near the designated
base density, with the stipulation that the EQ regulations take precedence.

Surrounding land uses include single-family homes and multi-family (Jeffries Ranch and
Rancho Rose respectfully) located west of the site, south of the site is single-family
residential (Marlborough Country Estates) north and east of the site is undeveloped or
agriculture land. The underlying zoning designation for the site is Residential Estate B
Equestrian Overlay (RE-B-EQ; 1 to 3.5 dwelling units per acre) and the General Plan
Land Use Category is Estate B Residential Equestrian Overlay. The proposed density
is .53 dwelling units per acre, which is well below the base density of 1 dwelling unit per
acre.

Project Description: The project application consists of several components, which
include a Tentative Map, Development Plan, General Plan Amendment, and Conditional
Use Permit. Each discretionary request is described as follows:

Tentative Map and Development Plan: The proposed project consists of a 44-unit, 48-lot

single-family subdivision on an 82.5-acre site. The minimum lot size for the RE-B-EQ
Zone is 10,000 square feet and the project proposes and average lot size of 24,738
square feet.

Due to several factors, including changing real estate market conditions and the time
delay between project entitlement and delivery of the product to the market, the applicant
has not yet developed a specific product for the development but will be conditioned to
bring the design of the residences back before the Planning Commission for review and
approval. In order to secure Development Plan entitlement, the applicant has submitted
development standards to govern the future home development. Future development
would also be required to meet minimum development standards for the RE-B-EQ zone.
Staff believes that the ability of the Planning Commission to approve the ultimate product
is sufficient to secure the Development Plan entitiements.



Vehicle and pedestrian access will be provided from Spur Avenue into the project from
Jeffries Ranch. Spur Avenue has a capacity of 7,000 average daily trips (ADT) and
currently there exist 1,978 ADT. The existing traffic conditions plus the 44 new
residences totals 2,388 ADT on Spur Avenue which is approximately 34 percent of
capacity. The public streets will allow for parking on both sides of the street.

It should be noted that staff has approved the applicant’s request for exceeding the 500-
foot maximum length of a cul-de-sac (proposed at 1,700 lineal feet) and for exceeding the
non-standard turnarounds, which are spaced at a maximum of 300 feet (proposed at 700
feet).

The project will be landscaped with planting themes that will be consistent with the
neighborhood. Specifically, the project calls for the utilization of trees such as the Canary
Island Palm, Coast Live Oak and White Alder. The shrubs will include Indian Hawthorne,
and Lilly and groundcover will include Dwarf Rosemary. The landscape plan also
proposes to re-vegetate transitions slopes with trees such as Coast Live Oak and
Sycamores and California Buckwheat and Sage as shrubs. Perimeter fencing will also
be provided by the project. Depending on the location, the fence will either be a 6-foot
high cedar privacy fence, tubular steel view fence, fire wall, or an equestrian fence.

The project is situated within the Equestrian Overlay Zone whose purpose is to create a
trail system network around the Guajome Regional Park, provide recreational
opportunities, preservation of trails and rural atmosphere and provide a visually pleasing
relationship between buildings, accessory structures and “horse activities”.

The development criteria for a single-family project located within an Equestrian
Overlay Zone requires that 85 percent of the units (37 units) provide a minimum
useable yard of 7,500 square feet. In addition, all lots fronting on streets are required to
provide a 10-foot wide equestrian trail on the street frontage. The proposed project
meets or exceeds all these standards.

The project also includes construction of a waterline in booperation with the Vista
Irrigation District to complete a second waterline connection source for the entire
Jeffries Ranch Community.

General Plan Amendment: A General Plan Circulation Element Amendment is
proposed to remove the future “Secretariat Street” connection to Mission Avenue/SR-76
from the project site. The primary purpose for deleting this connection from the
Circulation Element is to protect sensitive plants known as Ambrosia pumilla located on
the northern portion of the project site. Both the U.S. Fish and Wildlife Service and the
California Department of Fish and Game have reviewed the project and required that
the open space corridor be preserved without the road segment and that the property
be dedicated to and managed by an open space conservancy. The elimination of the
roadway will also preserve an important wildlife corridor through the site that will
connect the San Luis Rey River to open space areas south of the project site.



The traffic report included in the environmental impact report concluded that elimination
of this roadway connection will not have a significant effect on local traffic within the
Jeffries Ranch neighborhood nor will it negatively affect the larger community-wide
circulation system. Traffic assumptions used in the study included analysis both with
and without the extension of Melrose Drive in the future. The study also recommended
that Caltrans be consulted to seek the modification of the Jeffries Ranch intersection
with Mission Avenue/SR-76 to a safer right-in/right-out configuration.

Conditional Use Permit: A Conditional Use Permit is required for the eight panhandle
lots.

The applicant is also requesting a waiver of the requirement to underground some of the
existing overhead utility lines located on the eastern portion of the site.

The project is subject to the following Ordinances and City poliéies:

1. Zoning Ordinance

2. General Plan Land Use Element

3. California Environmental Quality Act (CEQA)
4, The Subdivision Ordinance

ANALYSIS
KEY Pl ANNING ISSUES

1. Is the proposed project consistent with the existing neighborhood in regards to the
density (RE-B-EQ 1-3.5 dwelling units per acre)?

2. Is the proposed project consistent with the underlying land use designation and
zoning development criteria?

3. Is the proposed use permit consistent with the regulations of the Zoning
Ordinance?

4. Is the proposed project consistent with the Hillside Development regulations?

5. Is the proposed project consistent the Equestrian Overlay Zone?

6. Is the requested waiver for underground the overhead utilities consistent with the
waiver provisions of the Subdivision Ordinance?

7. Are environmental issues adequately addressed through project design and
mitigation measures? '

DISCUSSION

In reviewing the application staff's analysis focused on the compatibility of the project with
existing development patterns of the area.



The analysis centered on the project's compatibility with the existing residential
patterns. The Guajome Neighborhood primary development pattern consists of tract
subdivision intermixed with estate residential development. The areas steep
topography has created a lot pattern of various shapes and sizes. = Staff believes that
the lots created by this subdivision are consistent and compatible with the development
pattern within the surrounding neighborhood under the same site constraints. = In
addition, the project exceeds the minimum lot size of 10,000 square feet with an
average lot size of 24,738 square feet.

The analysis centered on the project’s compatibility with the existing residential patterns.
Due to this concern staff has inventoried the adjacent single-family developments as a
basis of comparison. Listed below are the areas residential square footages:

Surrounding Single-Family Residential Units

Lot Size 10,000 10,000 10,000
Unit Size: 1,636 2,377 ~_ Subject to future
, 1,737 , 2,866 Planning Commission
2,072 2,963 . Approval

A Conditional Use Permit (CUP) is required when using a panhandle access design for
vehicular access. . The project is proposing a panhandle access for eight lots. Article 10
of the Zoning Ordinance outlines development standards for designing a panhandle
access. The proposed accesses meet all of the standards required.

The project is subject to the provisions of the Hillside Development Regulations. In an
effort to conform to existing topography many design techniques have been utilized
throughout the project. For instance, the rounding of graded slopes where possible to
transition into existing natural slopes and benchmarks. The overall grading is anticipated
to be a balanced 315,000 cubic yards of cut and fill for 35.1 graded acres, which equates
to 5,665 cubic yards per graded acre, which is below the maximum allowable of 7,500
cubic yards per graded acre for hillside development.

Staff's review of the project identified an additional issue regarding the project compliance
with the hillside development regulations. Since the project site maintains a variety of
"qualifying" slopes the hillside development regulations are in effect. Of the applicable
regulations, the criteria for the height and length of manufactured slopes warrants further
discussion. The hillside regulations limit the length and height of manufactured slopes
throughout a project. Manufactured slopes cannot exceed 30 feet in height nor can they
exceed 400 feet in length. This slope is situated along Lots 12 — 14 (approximately 40
feet in height and 500 feet in length) and Lots 36 — 44 (approximately 40 feet in height
and 1,100 feet in length).



The Planning Commission may approve the creation of the manufactured slopes greater
than the maximum allowed by the Zoning Ordinance provided that the slopes are
necessary to remediate any adverse geologic conditions and that no development is
allowed in the area where the slopes are created. In addition, a relatively flat lot is
required to meet the EQ Overlay District requirements for horse facilities necessitating the
construction of some larger slopes described above. These deviations from the Hillside
regulations are allowed when EQ Overlay requirements need to be met.

In staffs opinion, these increases in manufactured slope heights and length are
acceptable. The Geotechnical Report indicates that creation of the manufactured slopes
is due to the unstable alluvial soil. In addition, no feasible alternative exists to the
proposed grading without creating a more substantial impact on the biological habitats
being preserved in the open space and surrounding areas. Furthermore, the grading of
these slopes will be rounded and contoured where feasible to simulate the existing
topography and will be landscaped with native plants in further blending these slopes
visually with the adjacent open space.

. Currently, Article IX Section 901 G., of the
Subdivision Ordinance outlines the requirements for undergrounding overhead utilities.
Also included within this section are the waiver and deferral provisions. Attached to the
staff report is Article IX of the Subdivision Ordinance. The waiver provisions are as
follows:

Waiver Provisions: The Planning Commission or City Council upon appeal, may grant a
waiver to the above requirements only at the time of tentative map approval based solely
on one or more of the following: .

e The existing overhead electric lines are transmission lines in excess of thirty-four
thousand five hundred volts (34.KV).

e The existing overhead communication lines are solely long distance/trunk facilities.

o Extreme topographic, geologic, soils or other conditions make conversion of the
facilities unreasonable or impractical for the long term.

The applicant is requesting the waiver due to the high sensitivity of habitat within the
transmission corridor and the high cost of undergrounding the existing utilities on-site.
The applicant believes that Subsection C., of the waiver provisions is applicable to the
project site.

Staff has reviewed the request and has concluded that the requirements of the waiver of
the overhead utilities has been met. Staff believes that the existing slope gradients and
associated sensitive biological habitat (mainly coastal sage scrub) appear to make it
infeasible to underground the overhead utilities located on the eastern boundary of the
subject site. The Wildlife Agencies support the waiver because it results in the protection
of sensitive biological resources.



General Plan Circulation Element Amendment: The removal of the connection of
Secretariat Street through the project site to Mission Avenue/SR-76 is supported by staff
and the Wildlife Agencies. Removal of this connection will allow the preservation of a
significant wildlife corridor through the site while maintaining and avoiding impacts to a
maijor and critical plant species scattered throughout the northern portion of the project
site. . The traffic report concludes that elimination of this roadway will not significantly
impact local traffic patterns and volume west of the project site.

ENVIRONMENTAL DETERMINATION

An Environmental Impact Report (EIR) has been prepared stating that if the mitigation
measures/conditions of approval are implemented, there will not be a significant adverse
impact upon the environment. = Under the provisions of the California Environmental
Quality Act, the Planning Commission will need to certify and consider the Environmental
Impact Report during its hearing on the project. A summary of the findings of the EIR,
including project alternatives is provided below.

Land Use — The project was found to be consistent with surrounding land use patterns
and development.

Biological Resources — The project site is uniquely situated between the San Luis Rey
River and open space areas south of the project site. The Federal and State Wildlife
Agencies considered a wildlife corridor connection with a minimum width of 150 feet
through the project site to be of utmost importance. The preservation of a rare plant
known as San Diego Ambrosia (Ambrosia pumilla) that thrives on the northern portion of
the site as well as preservation of wetlands, coastal sage scrub, and restoration of coastal
sage scrub was determined to be important.

The proposed project design achieves these goals through preservation of 53 acres of
the 82.5-acre project site. Open space Lot A includes 45 acres of natural open space
and habitat. However, development on the remaining 29 acres will result in impacts to
0.02 acre of riparian woodland, 21.6 acres of coastal sage scrub, 2.5 acres of disturbed
coastal sage scrub, and 6.1 acres of non-native grassland/coastal sage scrub, and 5.8
acres of non-native grassland. All of these impacts would be mitigated through on-site
preservation of the remaining existing coastal sage scrub, San Diego Ambrosia, creation
of 0.7 acre of coastal sage scrub, and preservation of a critical wildlife corridor as agreed
upon by the Wildlife Agencies. The open space on-site will be placed under protection of
a conservation easement and will be managed in perpetuity by a qualified non-profit open
space management entity.

Cultural Resources — Potential impacts to buried archaeological resources could occur



Cultural Resources — Potential impacts to buried archaeological resources could occur
during project grading. Therefore, a qualified archaeologist and Native American monitor
will be required to monitor all grading activities. If any cultural resources are found,

grading will be temporarily stopped so the resource(s) can be identified and catalogued
appropriately.

Alternatives — The following three project alternatives were analyzed in the EIR: (1) No
Project Alternative which assumes that no development occurs on the proposed project
site; (2) Alternative Footprint Alternative that analyzes moving the developed portion of
the project (with a reduction to 34 single-family lots) to the northern portion of the project
site and preserves open space on the southern project site area and; (3) An Alternative
that considers potential impacts/benefits of connecting Secretariat Street through the

project site to Mission Avenue/SR-76. The conclusions of the analysis of these
alternatives in the EIR are presented below.

No Project Alternative — Implementation of this alternative would result in no physical
impacts.

Alternative Project Footprint — This alternative would slightly reduce impacts associated
with air quality, traffic, and public services, but would increase impacts to the proposed
wildlife corridor, the sensitive San Diego Ambrosia, and wetlands. The wildlife corridor
was a critical factor in the proposed project design.

Alternative with Secretariat Street — This alternative would increase biological resource
and land use impacts through construction and implementation of this road connection. It
would also change traffic patterns in the existing Jeffries Ranch neighborhood although
impacts would be the same as the proposed project.

SUMMARY

Staff believes that the proposed Tentative Map, Development Plan, General Plan
Amendment, and Conditional Use Permit are consistent with the requirements of the
Zoning Ordinance and the land use policies of the General Plan. The project meets or
exceeds all development standards. The project is compatible in residential lot type, lot
sizes and density with the surrounding neighborhood. As such, staff recommends that
the Planning Commission approve the project. The Commission's action should be:

- Move to certify the Environmental Impact Report affirming that it has been
prepared in compliance with the provisions of the California Environmental
Quality Act and adopting the Findings of Fact supporting this fact and adopt
Planning Commission Resolution No. 2006-P69 as attached.



- Move to approve Tentative Map (T-9-99), Development Plan (D-24-99),
Conditional Use Permit (C-33-99), the waiver of a portion of the project
undergrounding of utilites requirement, and recommend that the City
Council approve General Plan Circulation Element Amendment (GPA-5-

04), and adopt Planning Commission Resolution No. 2004-P70 as
attached.

PREPARED BY:

JHH/il

Attachments:

Tentative Map, Site Plan, Landscape Plan

Planning Commission Resolution Nos. 2006-P69 and 2006-P70
Exhibit “A”

Waiver of Underground Utilities Letter
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IN THE CITY OF OCEANSIDE
|| APPLICATION NO: T-9-99, D-24-99, GPA-5-04 and C-33-99
APPLICANT: Brehm Companies ‘ v
LOCATION: North of the intersection of Spur Avenue and Belmont Park Road,
south of Highway 76 ’

PLANNING COMMISSION
RESOLUTION NO. 2006-P69

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF OCEANSIDE, CALIFORNIA CERTIFYING THE
FINAL ENVIRONMENTAL IMPACT REPORT FOR THE
JEFFRIES RANCH PROJECT ON CERTAIN REAL PROPERTY

THE PLANNING COMMISSION OF THE CITY OF OCEANSIDE, CALIFORNIA DOES
RESOLVE AS FOLLOWS:

WHEREAS, an Environmental Impact Report 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 Planning Commission, after giving the required notice, did on the 20th
day of November 2006, conduct a duly advertised public hearing on the content of the Final
Environmental Impact Report and the Mitigation Monitoring and Reporting program; and

WHEREAS, studies and investigations made by this Commission and in its behalf reveal
the following facts:
For the Final Environmental Impact Report:
1. The Final Environmental Impact Report was completed in compliance with the

provisions of the California Environmental Quality Act (CEQA).
2. There are certain significant environmental effects detailed in the Environmental Impact

Report which have been avoided or substantially lessened by the establishment of

measures which are detailed in Exhibit “A” Environmental Findings for the Jeffries

Ranch Project.
3. The Final Environmental Impact Report and Mitigation and Monitoring and Reporting

Programs for the project (included in the Final EIR) and were presented to the Planning

Commission, and the Planning Commission reviewed and considered the information

contained in these documents prior to making a decision on the 44-lot single-famly

subdivision. The Final Environmental Impact Report and Mitigation and Monitoring

1
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and Reporting Program for the business park have been determined to be accurate and

adequate documents, which reflect the independent judgment of the City.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission does hereby
CERTIFY the Final Environmental Impact Report for the Jeffries Ranch project Tentative Map (T-
9-99), Development Plan (D-24-99), General Plan Amendment (GPA-5-04), Conditional Use
Permit (C-33-99), and a waiver of the undergrounding of utilities subject to the following
recommendations and conditions: '

1. Pursuant to Public resources Code Section 21081.6 the Planning Commission adopts the
Mitigation Monitoring and Reporting Program (MMRP) for the project and finds and
determines that said programs are designed to ensure compliance with the mitigation
measures during project implementation.

2. Notice is 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 Resolution No. 2006-P69 on November 20, 2006 by the

following vote, to wit:

AYES:
NAYS:
ABSENT:
ABSTAIN:
Dennis Martinek, Chairman
Oceanside Planning Commission
ATTEST:

Jerry Hittleman, Secretary

I, JERRY HITTLEMAN, Secretary of the Oceanside Planning Commission, hereby certify that
this is a true and correct copy of Resolution No. 2006-P69.

Dated: November 20, 2006
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PLANNING COMMISSION
RESOLUTION NO. 2006-P70

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF OCEANSIDE, CALIFORNIA APPROVING A
TENTATIVE MAP, DEVELOPMENT PLAN, GENERAL PLAN
AMENDMENT, AND CONDITIONAL USE PERMIT ON
CERTAIN REAL PROPERTY IN THE CITY OF OCEANSIDE

APPLICATION NO: T-9-99, D-24-99, GPA-5-04 and C-33-99

APPLICANT: Brehm Companies

LOCATION: North of the intersection of Spur Avenue and Belmont Park Road,
south of Highway 76

THE PLANNING COMMISSION OF THE CITY OF OCEANSIDE, CALIFORNIA DOES
RESOLVE AS FOLLOWS:

WHEREAS, there was filed with this Commission a verified petition on the forms
prescribed by the Commission requesting a Tentative Map, Development Plan, General Plan
Amendment, and Conditional Use Permit under the provisions of Articles 10, 30, 41 & 43 of the
Zoning Ordinance of the City of Oceanside to permit the following: '

44-]ot single-family residential subdivision;
on certain real property described in the project description.

WHEREAS, the Planning Commission, after giving the required notice, did on the 20th
day of November, 2006 conduct a duly advertised public hearing as prescribed by law to consider
said application. |

WHEREAS, the Planning Commission after considering the General Plan Circulation
Element amendment whereby the Secreteriat Street connection to SR-76 through the project site
will be deleted, recommends to the City Council that this amendment be approved.

WHEREAS, pursuant to the California Environmental Quality Act of 1970, and State
Guidelines thereto; an Environmental Impact Report has been prepared stating that if the
mitigation measures are met there will not be an adverse impact upon the environment;

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 Gov’t Code §66020(d)(1), NOTICE IS HEREBY GIVEN that the

project is subject to certain fees, dedications, reservations and other exactions as provided below:
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Description

Parkland Dedication/Fee
Drainage Fee

Public Facility Fee

School Facilities Mitigation
Fee
Traffic Signal Fee

Thoroughfare Fee

Water System Buy-in Fees

Wastewater System Buy-in
fees

San Diego County Water
Authority Capacity Fees

Inclusionary housing in lieu
fees—Residential only.

Authority for Imposition

Ordinance No. 91-10
Resolution No. R91-38

Ordinance No. 85-23
Resolution No. 89-231

Ordinance No. 91-09
Resolution No. R91-39

Ordinance No. 91-34
Ordinance No. 87-19

Ordinance No. 83-01

Oceanside City Code
§37.56.1

Resolution No. 87-96
Ordinance No. 02-OR-332-1

Oceanside City Code §
29.11.1

Resolution No. 87-97
Ordinance No. 02-OR-333-1

SDCWA Ordinance No.
2000-3

Chapter 14-C of the City
Code

Current Estimate Fee or

Calculation Formula

$3,503 per <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>