PLANNING COMMISSION STAFF REPORT
DATE: December 15, 2008
TO: Chairperson and Members of the Planning Commission
FROM: Development Services Department/Planning Division

SUBJECT: CONSIDERATION OF A TENTATIVE PARCEL MAP (P-1-08),
DEVELOPMENT PLAN (D-3-08) AND CONDITIONAL USE PERMITS
(C-2-08, C-3-08, C-4-08 AND C-5-08) TO CREATE SEVEN
COMMERCIAL LOTS AND CONSTRUCT 49,911 SQUARE FEET OF
COMMERCIAL BUILDINGS ON AN EXISTING 7.4-ACRE LOT
LOCATED ON THE SOUTHEAST CORNER OF MELROSE DRIVE AND
OCEANSIDE BOULEVARD WITHIN THE PEACOCK NEIGHBORHOOD.
— MELROSE STATION - APPLICANT: MARKET CENTER VENTURES,

LP

RECOMMENDATION
Staff recommends that the Planning Commission by motion:

(1)  Adopt Planning Commission Resolution No. 2008-P76 adopting a Mitigated
Negative Declaration for Melrose Station, in light of the whole record that the
project will not have a significant effect on the environment; and

(2) Adopt Planning Commission Resolution No. 2008-P77 approving Tentative
Parcel Map P-1-08, Development Plan D-3-08, and Conditional Use Permits C-2-
08, C-3-08, C-4-08 and C-5-08 with findings and conditions of approval attached
herein.

PROJECT DESCRIPTION AND BACKGROUND

Background: An application to subdivide land and construct commercial buildings was
submitted on January 17, 2008. The original proposal included a variance for wall
height. The project was redesigned in October and the need for a variance was

eliminated.



Site Review: Zoning and General Plan designation: The project site is situated within
a Neighborhood Commercial (CN) District and has a NC General Plan Land Use

Designation.

Existing uses and development on the site: The subject property, consisting of 7.4
acres of undeveloped land is situated south of Oceanside Boulevard, east of Melrose
Drive, north of a railroad easement and west of an existing residential tract. Currently
the site is undeveloped and covered with native and non-native weeds, grasses and
brush. A biological assessment (updated June 20, 2008) and an archeological survey
(dated February 2008) have been completed. Some mitigation for the loss of coastal
sage scrub and non-native grass lands will be required. Given the demonstrated
absence of cultural materials, a recommendation for an archeological monitor was not
made. Although highly unlikely, it is possible that accidental archaeological discoveries
will be made during grading. If this occurs, an evaluation of the significance of the find

will take place.

Topography: Site elevations are 456 feet amsl (in the northwesterly port of the site) to
420 feet amsl (at the drainage basing boundary with the railroad easement). Overall
surface drainage consists of sheet flow toward a swale and drainage basin located in
the central portion of the site.

Surrounding land uses: To the north of the site is undeveloped land designated for
residential land uses (Estate B Residential). To the east of the property is an existing
residential development and a jurisdictional boundary with the City of Vista. Similarly, to
the south of the property is a jurisdictional boundary with the City of Vista, the Sprinter
rail line, and industrial land uses. To the west of the project site is the Melrose Train
Station and an existing service station with a convenience store. To the north of the
existing service station is undeveloped land designated as Commercial Professional

(PC).

Project Description: The project application is comprised of three components: a
Tentative Parcel Map, Development Plan, and four Conditional Use Permits as follows:

Tentative Parcel Map P-1-08 represents a request to subdivide an existing 7.4-acre site
with two existing parcels into seven lots pursuant to Article VI Subdivisions of four or

fewer parcels of the Subdivision Ordinance.

Development Plan D-3-08 represents a request to construct a 49,911-square foot
commercial retail center, including a service station with convenience market, car wash,
retail, restaurant, and food and beverage sales pursuant to Section 1130 CN Property
Development Regulations. Table 1 details the assignment of floor area for each type of

use classification.




Table 1. Building summary

Building number Use classification Building Size Parcel Size
Building 1 Retail 4,500 SF 0.56 acres
Building 2 Retail 9,225 SF 1.05 acres
Building 3 Retail 10,000 SF 1.24 acres

Service station with
Building 4 convenience store and 2,885 SF 0.98 acres
automobile washing
Building 5 Retail 7,380 SF 0.86 acres
Building 6 Retail with drive-thru 4,500 SF 0.58 acres
Building 7 Food and beverage 11,421 SF 212 acres
sales

Conditional Use Permit C-2-08 represents a request to operate a service station (land
use classification 450.CC.3) pursuant to Section 1120 CN Land Use Regulations.

Conditional Use Permit C-3-08 represents a request to operate a convenience market
(land use classification 450.K.1) within the service station building pursuant to Section
1120 CN Land Use Regulations.

Conditional Use Permit C-4-08 represents a request to provide land use classification
450.CC.1 Automobile washing pursuant to Section 1120 CN Land Use Reguiations.

Conditional Use Permit C-5-08 represents a request to operate land use classification
450.E1 Banks savings and loans (or other retail land use classification) with a drive-
through or drive-up service pursuant to Section 1120 CN Land Use Regulations.

The project proposes to develop the site with a small-format grocery store, service
station with a convenience store and automobile washing, retail, restaurants, and
banking land uses. The proposal is to subdivide the existing parcels into seven parcels.
The proposal encompasses 49,911 total square feet of commercial space and 0.15 FAR
on the existing 7.4-acre site. The proposal is to construct single-story structures.
Landscaping represents 15 percent of the site or 48,300 square feet of area. Two
different bike trails cross the site: (1) the Guajome Regional Park Bike Path and (2) the
Sprinter Bike Trail. Both are multi-use trails. One crosses the site along its eastern
boundary from the signalized intersection on Oceanside Boulevard to its connection
with the Sprinter Bike Trail. The other, which is the Sprinter Bike Trail, connects to the
trail at the southwest corner of the project site and follows Melrose Drive northward
towards the signalized intersection of Melrose and Oceanside Boulevard.



The project is subject to the following Ordinances and City policies:
1. General Plan Land Use Element

2. Subdivision Ordinance

3. Zoning Ordinance

4. California Environmental Quality Act (CEQA)

ANALYSIS

KEY PLANNING ISSUES

1. General Plan Compliance

The General Plan Land Use Map designation on the subject property is Neighborhood
Commercial (NC). The proposed project is consistent with this designation and the
goals and objectives of the City’s General Plan as follows:

A. Land Use Element Il. Community Development

Goal: The continual long term enhancement of the community through the development
and use of land which is appropriate and orderly with respect to type, location, timing,
and intensity.

Objective 2.01 Commercial Subdivision: To assure commercial subdivisions of land
shall promote long-term economic efficiency and provide benefits to the community.

Policies:

A. Commercial parcels shall be of sufficient size and dimensions to allow for the
efficient potential reuse of the parcel.

B. Subdivision of commercial lands shall encourage wherever possible the
unification of access and site design with adjacent and surrounding commercial
land uses.

The proposed subdivision of the existing 7.4-acre site would create seven lots, each
sited with a commercial building. Table 2 lists the size of each of the proposed lots.
The site design fosters an efficient use of the existing parcels and encourages vehicle,
pedestrian, and bicycle access to the site.



Table 2. Subdivision summary

Parcel number Parcel Size Floor Area Ratio
1 0.56 acres 0.18 FAR
2 1.05 acres 1.20 FAR
3 1.23 acres 0.19FAR
4 0.97 acres 0.07 FAR
5 0.86 acres 0.20 FAR
6 0.56 acres 0.18 FAR
7 2.10 acres 0.12FAR

The long term use of the Neighborhood Commercial designated lands will be enhanced
by the site’s design, which includes four egress points: one from northbound Melrose
Drive and three from eastbound Oceanside Boulevard. The Guajome Regional Park
Bike Path crosses the site along its eastern boundary. The bike trail has access to the
site at a signalized intersection along Oceanside Boulevard and from the NCTD right-of-
way, where it connects to the Sprinter Bike Trail. Two bus pads are located near the
property: one is situated near the project intersection on Melrose Drive and the second
is on the eastbound side of Oceanside Boulevard. As such, the proposed subdivision of
land complies with both Policy A and B of Objective 2.01 of the Community

Development goal.

Objective 2.2 Commercial Development: To promote and preserve a balance of
successful markets and services in aesthetic, people-oriented associations that are
compatible and organized to surrounding land uses.

Policies 2.22 Neighborhood Commercial

A. Neighborhood Commercial shall provide commercial uses which meet the day to
day commercial needs of the community. Commercial center development is
implicit. Key tenants shall be limited to supermarkets, variety stores, drug stores,
specialty stores, and similar businesses. Most retail shops, restaurants and
services are permitted as minor tenants and "convenience" businesses may be
allowed when well integrated into the center's design.

B. Since Neighborhood Commercial centers will meet the daily shopping needs of
the community, they shall be located near residential areas along major arterials
or secondary arterials, preferably at their intersections with collector streets.
Consequently, there shall be limits on their intensity to be compatible with nearby
residential areas. Areas shall generally be between 10 and 30 acres.

The existing site is currently designated as Neighborhood Commercial and is located
adjacent to residential land uses (to the east and north) and commercial uses (to the
northwest and west) and industrial land uses to the south. The site is located at the



intersection of Melrose Drive and Oceanside Boulevard. The proposed subdivision,
development and land uses would support the day-to-day commercial needs of the
community, because it would include the following land uses: food and beverage sales,
a convenience market, restaurants, a variety of retail uses, and possibly a bank.

An acoustical analysis of the proposal was prepared (June 24, 2008). It's
recommendation to control noise at or below Oceanside Ordinance limits are two fold:
(1) The building design should include five-foot parapet walls that shield rooftop
equipment. (2) Construction of a noise control wall between the project site and four
residences on Waxwing Drive, Vista, is recommended to shield the existing residences
from noise generated by the trucks and (un)loading activities.

The current land use designation at the site (NC) pre-dates the submittal of this
application; therefore, the possible intensity of use at this 7.4-acre site was previously
considered by City Council when the Neighborhood Commercial designation was
promulgated. Staff finds the proposed intensity of land uses at this site appropriate.
The land uses are conveniently juxtaposed to residential land uses (existing and future),
work centers, and transit nodes. As such, the proposal does comply with Policies 2.22
A and B and satisfies Objective 2.2 of the Community Development goal.

2. Subdivision Ordinance Compliance

The proposed project is subject to the Subdivision Map Act and the Oceanside
Subdivision Ordinance, Article VI Subdivision of Four or Fewer Parcels. Pursuant to
Section 601 of the Subdivision Ordinance, this Tentative Parcel Map has been prepared
in a manner acceptable to the Engineering Department.

3. Zoning Ordinance Compliance
The project is located in the Neighborhood Commercial (CN) District and complies with
the requirements of that Zone. Table 3 summarizes the proposed land uses and

applicable NC land use regulations. Table 4 summarizes the proposed and applicable
development standards for the project site.

Table 3. CN District Land Use Regulations

Land Use Proposed Permitted Additional Regulation
Food and beverage sales | Permitted Exterior vending machines are prohibited
Convenience store Use permit required | Exterior vending machines are prohibited
Retail Permitted Subject to Section 3020 Outdoor Activities
Bank with drive-thru Use permit required | - -
Service station with Use permit required | Subject to Section 3011 Service Stations and
automobile washing automobile washing and Section 3020




The project has been specifically conditioned to comply with these land use regulations
of the Zoning Ordinance. For example, Conditional Use Permits (C-2-08 and C-4-08)
for the service station with automobile washing requires the site layout to buffer or
screen the land use. Conditions limit the hours of automobile washing to avoid adverse
impacts on properties in the surrounding area. Outdoor storage of goods and materials
is additionally limited by Section 3011.D of the Zoning Ordinance.

Table 4. CN District Property Development Regulations

Nonresidential development Required Proposed
Minimum lot area 10,000 SF | 24,394 SF < lot area > 92,347 SF
Minimum front yard 15 | atleast 15-feet proposed
Minimum side yard Section 1130(F) | 15-foot side yard on lots adjoining a

residential land use
Minimum corner side yard 10 | atleast 10-feet proposed
Maximum height of structures 50 | Typical height 29.75-feet
Exceptions to height limits additional 10-feet | Clock tower height 53.5-feet
Maximum base FAR 1.0 | No more than 0.2 FAR. See Table 1
Maximum FAR bonus 02 |--
Off-street parking spaces 214 1223
Bicycle parking 11 122

The proposal includes exceeding the required off-street parking requirement by proving
an additional nine vehicle spaces and twice the required bicycle parking spaces. As
proposed, the project meets or exceeds the Neighborhood Commercial District land use

and development regulations.

ENVIRONMENTAL DETERMINATION

The proposed project could result in potentially significant impacts, all of which can be
mitigated, to the following environmental resources: biological, cultural, noise, air
quality, and transportation. A Mitigated Negative Declaration was prepared with
mitigation measures pursuant to the provisions of the California Environment Quality Act
(CEQA) with the following supplemental reports: biological technical report (June 20,
2008), archaeological resources survey (February, 2008); and acoustical analysis report
(June 24, 2008). These reports are attached herein as exhibits to the Mitigated

Negative Declaration.

The Planning Division advertised a draft Mitigated Negative Declaration for thirty (30)
days commencing on November 7, 2008 and ending on December 8, 2008. Comments
were received from the following: Mr. Maurice Rosenberg (labeled as letters E and F),
North County Transit District labeled as letter C, Preserve Calaveras (labeled as letter
D), San Diego Association of Governments (SANDAG) which is identified as Letter B
and a combined comment letter from U.S. Fish & Wildlife Service and CA Dept. of Fish
and Game (labeled as Letter A).



The comments received and staff's responses to the comments are attached herein.
Each correspondent received a response to their comments on the Mitigated Negative

Declaration.

The Mitigated Negative Declaration and Final Initial Study is attached herein. A
Mitigation Monitoring and Reporting Program is also attached. Prior to any action on P-
1-08, D-3-08, C-2-08, C-3-08, C-4-08 and C-5-08 Melrose Station, it is necessary for the
Planning Commission to review and adopt the Mitigated Negative Declaration. Staff is
recommending that the Mitigated Negative Declaration be approved.

PUBLIC NOTIFICATION

Legal notice for the Intent to Adopt a Mitigated Negative Declaration was published in
the North County Times on November 7, 2008, and notices were sent to property
owners of record within a 1,500-foot radius of the subject property.

Legal notice for the Planning Commission Meeting was published in the North County
Times on December 5, 2008. On the same date, notices were sent to residents of the
Peacock Hills Planning Area; property owners of record within a 1,500-foot radius of the
subject property; individuals/organizations requesting notification; the applicant and
interested parties. As of December 10, 2008, communications opposing the application
had been received and are attached herein and labeled as “Comments on the
Application” and numbers 1 through 7.

SUMMARY

The proposed Tentative Parcel Map (P-1-08), Development Plan (D-3-08) and Conditional
Use Permits (C-2-08, C-3-08, C-4-08 and C-5-08) are consistent with the land use policies
of the General Plan, the requirements of the Subdivision Ordinance and the Zoning
Ordinance. The project meets or exceeds all applicable development standards. The
project is compatible in terms of product type and site design with the surrounding
neighborhood. As such, staff recommends that the Planning Commission approve the
project based on the findings and subject to the conditions contained in the attached draft
resolution. Staff recommends that the Planning Commission:

- Consider the Mitigated Negative Declaration for Meirose Station in light of
the whole record that the project will not have a significant effect on the
environment and approve the Mitigated Negative Declaration by adopting
Planning Commission Resolution 2008-P76; and



- Move to approve Tentative Parcel Map (P-1-08), Development Plan (D-3-
08) and Conditional Use Permits (C-2-08, C-3-08, C-4-08 and C-5-08) and
adopt Planning Commission Resolution 2008-P77.

PREPARED BY: SUBMITTED BY:
A# e hf— /@ﬁw W)
Juliana von Hacht Jérry Hittlerian
Associate Planner ity Planner

JH/JHAil

Attachments:

Site Plans, Maps, Elevations, Landscape Plans, and Management Plan
Planning Commission Resolution No. 2008-P76

Planning Commission Resolution No. 2008-P77

Final Mitigated Negative Declaration and Initial Study, December 2008
Comments on the Mitigated Negative Declaration and Labeled A through F
Response to comments on the Mitigated Negative Declaration

Comments on the Application Labeled 1 through 7
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TENTATIVE PARCEL MAP NO. P—1-08
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TENTATIVE PARCEL MAP NO. P—1-08

_Hu weis [ wowm | are WoTt

—

—

PRIVATE FINC/POTABLE WATER SERVICE DATA
nows_ | wem 3

= W
= -
= -

= -

H—
ATOR WATER A

SARDGNETA | Wows | [ Tt

i

SIS veryy

B

N
MELROSE STATION

COMMERICAL CENTER N
OCEANSIDE SO

LEGEND - SAN DIEGO COUNTY, CALFORNIA | uymmy PLAN Sy
. _— NASLAND ENGINEERING CITY of OCEANSIDE
PROPOSED STORM ORAN -—— e — pNCD ABORLIS SOUTN AT PRSPLRYY AT PRETN MILRSE BASEE XD SCRUSEG B
PROPCIED STOMM ORAN CLEAN OUT — mge— —
PROPOSED STORM ORAN SRET — e w—

OlAL TOLL FREE DISTIO SEWER SN —_——— 4 pr—owe=

1-800-422-4133 bkl pR—— _§|IH.|§.HI.__ T

Hﬁﬁ“ﬂ ENSTING STORM ORAMN — e——

VRCMINIS STEWCE ALEET OF SOUTNO0I CALFAMA

NOT FOR CONSTRUCTION




TENTATIVE PARCEL MAP NO. P—1-08

——— e —————— . _
- —
—

Al O [
L NN\
. B |
TITTTTT
r]u N

J EDGE OF PAVEMENT OF FACE OF CURD

= 2
.
-
mmgm!/l

AL LR T
i ¢

EM TRAFFIC COMTROL DEVICHS Py
1 WY

2 MARKINGS WREN FRIVATE PARKING LOT SHALL BE

3 THESE MARKINGS ARE TO B PANTED REFLECTVE

CROSSWALK, . CROSSING

MELROSE STATION
COMMERICAL CENTER

SAN DIEGO COUNTY, CALFORNIA | SOCHQAAND ~  gnorser,

() PANT "RICHT TIH GMLY" PAVEMDNT MARKING AT SITE ENT PER OETAL 12
(©PANT BXE TRAL STRPMG PIR OETAL 1

PANIT “TRAFFIC RLOW ARROW" PER DETAL 13

C-3~08, Codv08, C~§-08

MSTALL “NGHT TURN ONLY® SIGN PER OETAL. 2

NASLAND ENGINEERING ClI'Y of OCEANSIDE

WITALL "00 HOT ENTER" 10N PER DETAL 1
(DWsTAL “PEDESTAN CROSING® ANOLESS ST CUT PRIPRITY AT SUTX MELMSE B L SCLUROE LI
Hv QOWITALL TYPE R-1 "STOP" SiOM PER DETAL, 4
NOTE AL TRAFIC OBSTAL WO PARXING — LOADNG ZONE"

OUAL TOLL FREE Rov sacws To o (DNSTAL *ACTESSILE PARKIG" SKH PER OETAL § il Hmom

1-800-422-4133 RIGHT TURN ONLY PANT PER SPECS (D IISTALL "WELROSE STATION COMMERTIAL CONTER” Si0M RO SRR IR I I E

M1 Tve aars PAVEMENT MARKINGS, TRAFFIC FLOW >§os@ () PANT DRECTIONAL PAVEMENT STR¥E PER DETAX, 14

o - b STRPHG HOTE_PNAL STIPWO AND SIGNAGE TO BL
UNOCRESONND SIRACE AZXY OF SOVWACIN CALFOMM APPROVED BY THE CITY OF OCEANSIDE

NOT FOR CONSTRUCTION




||||||||||||||||||| A
AL, REDEO WETAL
SING SWIHGING GATE -0
Move
VG
N
e, AL mlﬂrﬂ
=LY
ISKED GRASK, BEF.
- /
FRONT ELEVATION

LANDSCAPE NOTES

GENERAL NOTES
Finol londscpe plons sholl occuratsly show plocement of trees, shrubs, ond

groundcovers,

V! —

[ (L2

Londscope Architect sholl verify utility, sewer, storm drein sgesemsnts ond
placo plonting locotions accordingly to mset city of Oceonside requirements.

All required londscape areos sholl be maintolned by the owner. The
i orsas shall be main per the City of Oceonside requirements.

gﬁ!ﬂhﬂmv:z _
[ERONT ELEVAMION _
1 TO 4 FOOT DECORATIVE
RETAINING WALL

IRRIGATION NOTES

An automotic irrigotion system sholl be instolled 1o provide coweroge for olt
plonting oreas shown on the plon. Low precipitation equipment shall
provids sufficient woter for plont growth with o minimum woter loss due to
woler run—off. Irrigation eystems sholl use high quolity, outomotic control
waives, timers, moisture sensing devices ond other neceesory [Irrigotion
squipment. Al drip systems sholl be odsquotely fitered ond reguioled per
the 'y design p . Al sholl be
of non—corrosive motericls. Moisture sensing devices will be instolied as
required to monitor soilt molsture levels. PVC lotero! lines sholl be buried 12°
minimum below finish grods. PVC closs 3t5 pressure moinline rrigation shalt

bs instolled os per ‘s An ?ﬂ—%o:o’.

sholl follow the City of L Design ond Woler
Conservotion Ordinonce.

PLANTING NOTES

The selsction of plont moterial is bosed on culturol, oesthetic, ond
mointenonce considerations. All plonting oreos sholl be prepored with sod

conditioner, fertlizers, ond oppropriots supplemente based upon soll somples
token from the site. Groundcovers or bark mulch sholl () in between the
shrubs to shield the sod from the sun, esvopotransporglion ond run—off. All
flowor and shrub bads sholl be muiched to o 3° depth to help conserve
woter, lower sod temperoture ond reduce weed growth. the shrubs sholl be
cllowed lo %31 in thsir noturol forme. All londscape improvements shell
follow ths City of Oceonsids Guldelines.

6 FOOT HIGH DECORATIVE

BUILDING LOW PROFILE SHRUBS
PAD AND GROUNDCOVER

OCEANSIOE BOULEVARD
ORIVEV/AY
YATH STREET TREES
(tocotion of trees
subject tc sightiines)

SCREEN_ WALL

LP-2

= BUILOING
NORTH MELROSE DRIVE PAD

| come CP—20

MELROSE STATION MARKET

SECTION A—A: OCEANSIDE BOULEVARD LOOKING WEST
SITE_CROSS_SECTIONS

SECTION B

B: WEST MELROSE DRIVE LOOKING SOUTH

GATLIN DEVELOPMENT
OCEANSIDE
SAN DIEGO COUNTY, CALFORNIA

SECTION C~C: EAST EDGE OF SITE LOOKING SOUTH

PRELIMINARY LANDSCAPE PLAN

Received

SEP 26 2008

Planning Division



—

Melrose Station Market %

OCEANSIDE, CA. [RCHTECTe

$30 8. Cosnt Drive Sulte
Costa Mesa, Callacaln 82628

£T] 97 3N8 [ TH 31O M2

INDEX OF DRAWINGS \\ww%w\\ W |
. e Ay Ri\\ m.\. \\\\ e
e o

e N )
N

o -

//

daan R
S cetd  n
i
aomveg | N
APPLICABLE BUILDING CODES i
BULDING CODE CALFORNIA BULDING CODE, 7081 EDITION SEOEV. Wil
: CALIFORNIA ELECTRIC 2001 EDITION SITE DEY.2ad _ 40N
ELECTRIC CODE: CODE,
AND 7005 TITLE 24 ENERGY CODE (1 24-6) a_.Beﬂs..un _m.ﬂﬁ .eS.‘:E
PLUMBING CODE:  CALFORNIA PLUMBING CODE, 2001 EDITION SITE OBv. il _SviSic8
MECHANICAL CODE:  CALIFORMA MECHANICAL CODE, 2001 EDITION _—
HIRE CODE: CALFORNIA FIRE CODE, 7001 EDITION
REFER TO CiviL FLANS FOR ALL SIYE DATA,
BULONG 1 4500 SUARE FEET
BULDING 2 2275 SCUARE FEEY
BULDMG 3 0000 SQUARE FEE sheel
SUWLONG 4 2885 SGUARE FEET
. BULDEG & 1380 SCUARE FEET
mmﬁm.<mﬂ,. BULDNG 6 : 4500 SQUARE FEET T-100
BULDNG 1 1 W47) SOUARE FEET
: TOTAL + 4991l SQUARE FEET

SEP 2 6 2008
Planning Division:



NUDELL
ARCHITECTSH

Casls Miota, Caliowin 22628 ).
TW 370 400 ) T B9 9628 g

i& /7 suloie
ke ! ] NS

U

mn.lv

ol ez | B on00 o L BUILDING 7
et T Vs s D0l 43ROOFF o421 SF

43850FF

Receiveq A-SP1

SEP 2 6 2008 B =
Planning Division



AN

" NUDELL
CHITECTS|

Received

SEP 2 6 2008 |
Planning Division

T | T TS R

_smn

E N

o
o

o

Floor Plan and:

001




MATCH UNE[——

40

NUDELL
ARCHITECTS

B0 B Coam Ovwve Bubs W0
o Wi, Galliomin, 2928
A TH RS T AT

EXTERIOR FINISH LEGEND

e oBeeBRe

STRETI o vieen:

T

SRR

T G
A

LD DR

LT B anr @ o

@080 @0R006

W00 1
S ———

.

ﬁ’si_

Received m_
g
SEP 2 m 2008
Planning Division




b

4N

NUDELL
ARCHITECTS]|
963 & Connt Detw Bute i’

Cotte Mam, Calterds F2825
1| T 0N T T T AT

© s L PRGROMED £LGOX KR COTYS IS Gl I MG LITATINS Y W
ERCHAne CETLMED M ACTIGH M8 OF it Sonint) ORGSR,

A BULDAG PRANRE CaN TacIID LINTATIOND &Y w AL ¢
A8 O E 1OTA DNADMG RO M b

SEP 2 6 2008
Planning Division



D0 @ ﬁv % G
Avkﬂ.& s
T A g
D e |
pn ! 1 IR ' 1
L4 G ) ] e O
! ! v

I : =

i b
. 11— - I
,lﬁ;:. ne T P R AN § o

P —
M c g
o 2 ”rnm ek . EMie”
T 4 T T e 2

L (et

T

COLOR LEGEND

3 ACSCRPI (X3

e S a0 LS (O ROs) s-101-re %

@ e o onen wr-ita-res L
@ EPOTRY (S0 CL08S) (RN zcom_l_l
® oo oom o i ARCHITECTS

£TH 570 500 1TV 019 a8

NOTES

S COMIN MASTON 10 ICING MCBUAL~PASH F483K, TYRCH.

mw —psfines 4 L,whra:o it b b Lt - =

O (o} %
b e .
N = - _
P ! i Lo [ g <z m T .ﬁ
= H \ 3 b b
M‘.i.ﬂ... H H . L% 4,“ M\F. - - _ ; .a —i
R = T : : “ j
= 1 P i
&t St =, i ..Tl; fed R i i
kg . i sl 4 ot e e bt

Received

SEP 2 6 2008
Planning Division

W3 0SS MM T 3 16N ADDNNAL SRAMCE ORMBON

| T A e SN JOM MRAILS RPN A O SRR

—
NOTICE

[
Loe ]

T e o e

SR




28883608

EE——
5;
T -

n"ii_

Received

SEP 2 6 2008
Planning Division

4N

NUDELL
ARCHITECTSY

10 K Cousi Drve Sute 54
Cant hows, Coliomis STEH
1 TM 579 B | T PR B

Floor Plan and




&

i { NUDELL |
=L ARCHITECTS|

£ T iar
o

—e e e

LAl

o

R

e et

WY | DD ©8) ;
e STOREFRONT;

B

2eee®oe
B
|

Ay i I
i
dreen q P
o ; : |
|1
1] I
A 4 i
T
d1 e N :
AT | ... ‘Tl.l

Received v
SEP 2 6 2008
Planning Division




4

ges THIS SHEET IS FOR
2 REFERENCE ONLY NUDELL
~ NOT TO SCALE ARCHITECTS
EXTERIOR FIMSH SCHEDULE o v ot e
T BT T B
3 ol b
H e g .
= s .
M o - o=l | ova
- e
T S
m o oEEET

Recelved

SEP 2 6 2008
Planning Division

R T
A2-01 FTHEXIEROR ELEVATION 3 b P




MELROSE STATION
OPERATION & MANAGEMENT PLAN

Revised November 3, 2008

INTRODUCTION

This Management Plan is provided for the Melrose Station Shopping Center, located in the City
of Oceanside at the southeast corner of Melrose Drive and Oceanside Boulevard. It is intended
to assist in creating and maintaining a desirable shopping environment for customers and merchants
within the shopping center, as well as for the surrounding residential areas. Maintenance shall be
provided for the entire shopping center, including the buildings and all common areas. This plan
provides for general management and maintenance responsibilities associated with the shopping

center.
SHOPPING CENTER MANAGEMENT

1. Property management for the Melrose Station Shopping Center will be provided by a
Maintenance Director of the common area and the parcel owners, or their successors,
assignees or authorized agents with respect to the individual buildings.

2. The City of Oceanside Planning Department shall be provided, in writing, with a contact
person, address and phone number for the Maintenance Director and for each parcel
owner.

3. In the event there is any change in the Maintenance Director or any material change in the

scope of duties, or if any parcel owner assumes the responsibilities of the Maintenance
Director, the City will be informed. The contact person(s), address(s) and/or phone
number(s) shall be provided to the City Planning Department in writing.

4. Each parcel owner and tenant shall be provided a copy of this management plan, as well
as a copy of the City of Oceanside’s Conditions and Resolution of Approval for this

shopping center.

5. The Maintenance Director shall be responsible for implementation of all items in this
management plan except those reserved to parcel owners. .
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NOV -~ 32008
Pranning Division



SHOPPING CENTER SECURITY

1.

1.

The following security program is provided, as a requirement of and in compliance with
the City of Oceanside’s Conditions of Approval for the shopping center, for reasonable on-
site security in accordance with demonstrated needs, which may include security and
control measures deemed necessary by the parcel owners, the City of Oceanside, and the
Oceanside Police Department, such as control of loitering, vandalism, malicious mischief
and unauthorized use of the common area. The type and amount of security will be
determined by occupancy, types of uses, and necessity, based on types of offenses and
disturbances, and as deemed necessary by the City of Oceanside and the Oceanside Police
Department.

The security program for the shopping center will include a variety of elements as
necessary to provide adequate on-site security. Examples of the type of security elements
are as follows:

— Alarm systems
- Passive surveillance (such as cameras, video or audio monitors)

- Patrol services

SHOPPING CENTER MAINTENANCE

Buildings

All buildings shall be maintained, including repairs and repainting as necessary to maintain
the shopping center appearance. Maintenance of buildings and structures shall include
work necessary to repair damage (including weather or water damage) and to remove
graffiti from structural surfaces, as well as repair due to normal wear and tear.

Other Structures

All fencing, walls and other structures within the shopping center shall be maintained
including repairs and repainting as necessary to maintain the shopping center’s first class
appearance. Fencing, walls and other structures within the common area of the shopping
center shall be the responsibility of the overall shopping center through the Maintenance
Director. Maintenance of common area structures shall include work necessary to repair
damage (including weather or water damage) and to remove graffiti from structural
surfaces, as well as repair due to normal wear and tear.

Storm Water Pollution Control

The drainage and filtration system for the shopping center shall be inspected on no less than
a quarterly basis with any and all functional failure(s) corrected within a prudent and



reasonable time frame, not to exceed 30 days.

All pre-construction stabilization and structural controls shall be inspected after every storm
and repaired or maintained as needed to reduce sediment discharge from the site. At a
minimum, all post-construction storm water Best Management Practices shall be inspected
monthly during the months of October through April.

Common Area Improvements

Common area improvements, including parking lots, drives, utilities, lighting, landscaping,
sidewalks, slopes, etc. throughout the shopping center will be maintained or caused to be
maintained by Maintenance Director. Specific areas of responsibility include the following:

4.1 Landscaping

All common area landscaping shall be regularly maintained including, but not
limited to, regular watering, fertilizing, trimming and weed control, as well as tree
trimming, replacement of dead or dying material, and maintenance of irrigation
systems as detailed below.

Landscaping duties shall be performed weekly with a landscape maintenance crew,
including trash pick-up and monitoring to insure proper appearance and proper
functioning of irrigation systems. The landscape contractor shall provide 24-hour
emergency service to the Maintenance Director, 7 days a week, as necessary.

A. Insecticides:

Evidence of insect damage or infestation shall be immediately taken care of
by appropriate applications of insecticides and fungicides. The use of
chemicals shall conform to current State of California agricultural
regulations. Chemical use shall be based on the recommendations of a
licensed pest control advisor.

B. Ground Cover and Slope Care:

6)) Ground cover shall be inspected no less than twice a month.
Maintenance shall include removal of all debris, including leaves,
branches and papers.

(ii) Weeds shall be removed on a regular basis, chemically or manually,
no less than twice a month. Weeds will be controlled with pre-
emergent herbicides.



4.2

(iii)

@iv)

{))

Trees shall be properly staked and tied as necessary. Tree ties shall
be inspected at least four times a year to prevent girding of trunks
or branches and to prevent bark wounds caused by abrasion.
Removal of tree stakes will be considered as soon as possible to
encourage tree development.

A clear circle of 12" to 18" in diameter shall be maintained at the
base of trees to reduce competition for nutrients by ground covers.

The Maintenance Director shall promptly be informed of dead trees
and those in a state of decline, for replacement as necessary.

E. Irrigation System:

@

(i)

The Landscape Contractor shall continually inspect and repair, as
required, all sprinkler heads for full coverage and adjustment.
Sprinkler heads shall be adjusted as necessary to prevent over spray
on buildings, sidewalks, or other un-landscaped areas.

The Maintenance Director shall adjust or cause the controllers and
clocks to be adjusted for seasonal conditions.

F. Foreign Debris:

@

(i)

(iii)

Parking I ots

Paper, grass, cans, leaves and debris shall be removed from the site
on a daily basis. The planter boxes, slopes, flower beds, parking
areas, sidewalks and driveways will be kept clear of trash or other
discarded materials during each visit by the Landscape Contractor,
specifically Monday through Friday of each week.

The Landscape Contractor shall promptly remove from the work
area all debris generated by his performance of the work.

Walkways shall be kept clear of debris from maintenance operations,
erosion run-off from rain and/or irrigation and wind-blown debris.

All parking lots will be regularly maintained including repair and replacement of
asphalt paving to maintain a smooth and level surface, bumpers, curbs, gutters,
parking lot shopping cart ports and corrals. Supplemental litter pickup, and
incidental cleaning shall be provided on an as needed basis to maintain a clean and
neat appearance.



Parking lot striping shall be done on an annual basis, as needed. Re-sealing of the
parking areas shall be done every three years as needed.

Parking lot sweeping of the entire shopping center parking areas shall occur at a
minimum of once a month.

4.3 Lighting

Maintenance of common area lighting shall be provided including routine
inspection, repair and/or replacement as necessary, for parking lot lights, signage
and security lighting.

Shopping center lighting, except for security lighting, and signage shall be turned
off at the close of business as determined by the tenants of the shopping center and
shall be in accordance with the lighting ordinance having jurisdiction over the

project.
4.4 Trash Collection

All trash bins shall be maintained in their containment/enclosure area. Trash shall
be removed from the site on a regular basis, with supplemental removal and
cleaning of dumpster enclosures, as necessary, through contract with the project
maintenance personnel, landscaper or trash removal company.

Accumulated trash from the parking lot and landscaped areas shall be removed on
a daily basis as needed by the projects maintenance personnel.

4.5 Graffiti

Daily site inspection for graffiti and other evidence of vandalism shall be performed
by the project maintenance personnel. Graffiti shall be removed or covered within
24 hours of occurrence. Individual parcel owners are also required to remove or
cover graffiti within 24 hours of occurrence. In the event an individual parcel
owner fails to perform graffiti removal within the 24-hour period, the Maintenance
Director shall have authority to perform the work. The cost of said work shall
remain the responsibility of the parcel owner and shall be due and payable within
thirty days of invoice.

LOADING AND UNLOADING OF DELIVERY TRUCKS

The loading and unloading of delivery trucks and vehicles, including trash removal services and
landscape maintenance are limited to the hours 7:00 a.m. to 10:00 p.m. seven days a week.
Deliveries shall not exceed the general sound level limits, pursuant to Section 38.12(c) of the



Municipal Code.
OUTDOOR STORAGE OR DISPLAY OF MERCHANDISE

Outdoor storage or display of merchandise or materials, as well as parking lot sales, are allowed
in conformance with City Code.

TRAFFIC MANAGEMENT

The Maintenance Director shall implement traffic management control tactics on-site as determined
to be necessary to address any Melrose Station Shopping Center traffic problems on adjacent
surrounding roadways. This shall include appropriate signage and notification in advance if any
closures of the interim access are required during construction as well as any traffic impacts

generated by the center.
BIKE TRAIL. MANAGEMENT

The Maintenance Director shall insure that the bike trail and associated fencing and landscape are
in a safe and usable condition in coordination with NCTD and the City of Oceanside Parks and

Recreation Department.

SIGNS

All signage on-site must comply with the Comprehensive Sign Program for the Melrose Station
Shopping Center as approved by the City of Oceanside.

NOTIFICATION/IMPLEMENTATION

In the event any aforementioned item is not performed or maintained to standards consistent with
a well-kept shopping center, the City of Oceanside shall immediately notify the Maintenance
Director of the failure(s) in writing. The Maintenance Director shall work to resolve the specific
item(s) in a prudent and reasonable time frame, not to exceed 30 days.

All of the above listed items of repair, maintenance and security shall be a function of common
area maintenance and shall be billed to the shopping center tenants and parcel owners accordingly.



(1)

(v)

Ground cover shall be fertilized as needed and in accordance with
manufacturer’s directions, to promote healthy growth and color.

All ground cover shall be neatly pruned or trimmed away from
shrubs, trees, walks, header boards, etc.

Shrubs and Vines:

@

(i)

(iii)

(iv)

Trees:

@

(i)

Weeds shall be chemically or manually removed from beds
regularly, no less than twice a month. Bermuda grass and other
noxious weeds shall not be allowed to become established.
Chemical control for Bermuda grass will be the only approved
method.

Plants which are not located in ground cover areas shall be fertilized
with commercial fertilizer to promote healthy growth and color at
least three (3) times annually. All fertilizers are to be applied in
accordance with manufacturers directions.

Pruning shall be done on a continuing basis to maintain a natural
shape, but not when plants are blooming. Branches shall be cut
individually and all cuts shall be inside the outline of foliage.

Vines shall be maintained in their intended form. Pruning shall be
performed as a continuous operation so plants will not be allowed to
develop stray, undesirable growth. Vines will be trained and
attached to buildings, fences, walls, posts, etc., where required,
using methods acceptable to Maintenance Director.

All trees on the site shall be maintained in their natural shape. Trees
shall be pruned in a manner to select and develop permanent
scaffold branches that are smaller in diameter than the trunk or
branch to which they are attached; to provide radial orientation so
as not to overlay one another; to eliminate dead, diseased or
damaged growth; to eliminate narrow V-shaped branch forks that
lack strength; to reduce toppling and wing damage by thinning out
crown, to maintain growth within space limitations and to balance
crown with roots.

All pruning cuts shall be made flush. “Stubbing” will not be
permitted.
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PLANNING COMMISSION
RESOLUTION NO. 2008-P76

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF OCEANSIDE, CALIFORNIA ADOPTING A
MITIGATED NEGATIVE DECLARATION ON CERTAIN
REAL PROPERTY IN THE CITY OF OCEANSIDE

APPLICATION NO: P-1-08, D-3-08, C-2-08, C-3-08, C-4-08, and C-5-08
APPLICANT: Market Center Ventures, LP
LOCATION: Southeast corner of Melrose Drive and Oceanside Boulevard

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

WHEREAS, a Notice of Intent to Adopt a Mitigated Negative Declaration was prepared
and circulated for public and agency review and property notification was given in accordance
with the California Environmental Quality Act; and

WHEREAS, the Planning Commission, after giving the required notice, did on the 15th
day of December, 2008, conduct a duly advertised public hearing on the content of the Mitigated
Negative Declaration and the Mitigation Monitoring and Reporting Program; and

WHEREAS, studies and investigations made by this Commission and in its behalf reveal
the following facts:

FINDINGS:

For the Mitigated Negative Declaration:

1. The Mitigated Negative Declaration and Initial Study were completed in compliance
with the provisions of the California Environmental Quality Act (CEQA).

2. Pursuant to the California Environmental Quality Act of 1970, and State Guidelines
thereto, a Mitigated Negative Declaration has been prepared stating that if the mitigation
measures are met there will not be an adverse impact upon the environment.

3. The new mitigation measures are equivalent or more effective in mitigation or avoiding
potential significant effects than the proposed draft mitigation measures and would not
cause any potentially significant effect on the environment.

4, The Mitigated Negative Declaration and Mitigation and Monitoring and Reporting

Program (M.M.R.P.) have been determined to be accurate and adequate documents,
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which reflect the independent judgment and analysis of the Planning Commission. On
the basis of the entire record before it, the Planning Commission finds that there is no
substantial evidence that the project, with implementation of the mitigation measures
proposed, will have a significant impact on the environment.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission does hereby

approve the Mitigated Negative Declaration and adopt the mitigation measures provided therein

subject to the following conditions:

Mitigation and Monitoring and Reporting Program:

L.

Mitigation Measure Bio 01 - If grubbing, clearing, and/or grading would occur during the
breeding season for nesting birds, a pre-construction survey shall be conducted, prior to
issuance of a grading permit, by a qualified biologist to determine if these species occur
within 500 feet of such activity. If there are no birds nesting (includes nest building or
other breeding/nesting behavior) within this area, development shall be allowed to
proceed. However, if birds are observed nesting or displaying breeding/nesting behavior
within 500 feet of such activity, construction shall (1) be postponed until all nesting (or
breeding/nesting behavior) has ceased or until after August 31 (for all breeding birds); or
(2) a temporary noise barrier or berm shall be constructed at the development footprint
edge to ensure that noise levels are reduced to ambient or below 60 dB Leq whichever is
greater. Alternatively, the use of construction equipment could be scheduled to keep noise
levels below ambient or 60 dB Leq as appropriate in lieu of or in concert with a wall or
other noise barrier.

Mitigation Measure Bio 02 - To ensure Migratory Bird Treaty Act compliance, native
vegetation clearing shall occur outside the breeding season of most avian species
(February 15 through August 31). Clearing during the breeding season of Migratory Bird
Treaty Act covered species could occur if it is determined that no nesting birds (or birds
displaying breeding/nesting behavior) are present immediately prior to clearing. As
described in Mitigation Measure Bio - 01, a pre-construction survey shall be conducted by
a qualified biologist to determine if breeding or nesting avian species occur within areas

impacted. This measure shall be satisfied prior to the issuance of a grading permit.
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Mitigation Measure Bio 03 - To prevent the spread of non-native vegetation and noxious
weeds, landscaping within the development area shall avoid the use of invasive non-native
plants as provided in the Draft Subarea Plan Table 5-5 and/or the California Invasive Plant
Inventory prepared by the California Invasive Plant Council (2006). The final landscape
plan and landscape inspection shall demonstrate compliance with this requirement.
Mitigation Measure Bio 04 - Impacts to 0.3 acre of disturbed Diegan coastal sage scrub
and 6.8 acres of non-native grassland shall be mitigated at 2:1 and 0.5:1 ratios,
respectively, through off-site restoration and/or acquisition of appropriate habitat within
the City at an approved mitigation bank, a Pre-Approved Mitigation Bank, or within the
Wildlife Corridor Planning Zone, in consultation with the City and resource agencies. The
mitigation area shall be managed in perpetuity, to the satisfaction of the resource agencies.
This measure shall be satisfied prior to the issuance of a grading permit.

Mitigation Measure Paleo 01 - Prior to issuance of a grading permit, the applicant shall
provide verification that a qualified paleontologist and paleontological monitor have been
retained to implement the monitoring program. A qualified paleontologist is defined as an
individual with a Ph.D. or M.S. degree in paleontology or geology who is a recognized
expert in the application of paleontological procedures and techniques. A qualified
paleontological monitor is defined as an individual who has experience in the collection
and salvage of fossil materials and who is working under the supervision of a qualified
paleontologist.

Mitigation Measure Paleo 02 - The qualified paleontologist or paleontological monitor
shall attend any preconstruction meetings to discuss grading plans with the grading and
excavation contractor. The requirement for paleontological monitoring shall be noted on
the project construction drawings. This measure shall be satisfied prior to the issuance of
a grading permit.

Mitigation Measure Paleo 03 - The paleontologist or paleontological monitor shall be on
site full-time during the initial cutting of previously undisturbed areas of the Santiago
Formation to inspect for well-preserved fossils. Monitoring may be increased or
decreased at the discretion of the qualified paleontologist in consultation with the City,

and shall occur only when excavation activities affect the noted geologic formation.
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10.

11.

12.

Mitigation Measure Paleo 04 - In the event that well-preserved fossils are found, the
paleontologist shall have the authority to direct the project engineer to divert, direct, or
temporarily halt construction activities in the area of discovery to allow evaluation and
recovery of fossil remains. Because of the potential for recovery of fossil remains, it may
be necessary to set up a screen-washing operation on site. The paleontologist shall
immediately notify City staff of such finding at the time of discovery. The City shall
respond to the finding within 48 hours and shall approve salvaging procedures to be
performed before construction activities in the subject area(s) are allowed to resume.
Mitigation Measure Paleo 05 - Fossil remains shall be cleaned, sorted, catalogued, and
then deposited in a scientific institution that houses paleontological collections (such as
the San Diego Natural History Museum). The qualified paleontologist shall be
responsible for preparation of fossils to a point of identification, and shall submit a copy of
a letter of acceptance from a local qualified curation facility to the City. A qualified
curation facility is defined as a research institution with a permanent commitment to long-
term care of paleontological collections. Such an institution shall have professional
curatorial staff. If the fossil collection is not accepted by a local qualified facility for
reasons other than inadequate preparation of specimens, the project paleontologist shall
contact the City to suggest an alternative disposition of the collection.

Mitigation Measure Paleo 06 - A monitoring results report, with appropriate graphics,
summarizing the results, analyses and conclusions of the above program, even if negative,
shall be submitted to the City for approval within three months following the termination
of the paleontological monitoring program. Any discovered fossil sites shall be recorded
at the San Diego Natural History Museum by the qualified paleontologist. This measure
shall be shown on plans prior to the issuance of a building permit.

Mitigation Measure Noise 01 — The project applicant shall construct a five-foot high
(above the roof peak) parapet wall surrounding rooftop equipment.

Mitigation Measure Noise 02 — Pursuant to the Noise Study, the project applicant shall
construct a six-foot high solid block screen-wall along the eastern property line at the top
of slope and adjacent to existing residences. The top of wall height on the screen wall

shall be four feet above the first floor level of the residence lots fronting the property line,
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resulting in an approximate top of wall elevation of 454.7 feet above mean sea level per
the contours and residential elevations contained on the site plan. The solid block screen
wall shall be a single, solid sound wall that is constructed of masonry, wood, plastic,
fiberglass, steel, or a combination of those materials with no cracks or gaps through or
below the wall. Any seams or cracks must be filled or caulked. If wood is used, it can be
tongue and groove and must be at least 1 inch thick or have a surface density of at least 3.5
pounds per square foot. Where architectural or aesthetic factors allow, glass or clear
plastic may be used on the upper portion if it is desirable to preserve a view. Sheet metal
of 18-gauge (minimum) may be used if it meets the other criteria and is properly supported
and stiffened so that it does not rattle or create noise itself from vibration or wind. These

requirements shall be noted on the plans submitted for Building Permit and Landscape

Plans.

13. Mitigation Measure — Traffic 01 - Melrose Drive/Meadowbrook Drive intersection: The
project applicant shall contribute its fair share towards the city-planned installation of a
traffic signal at the intersection. If the signal is not in place at the time of construction, the
project applicant shall install the signal and be reimbursed by the City (less its share of the
cost for the improvement).

14.  Mitigation Measure — Traffic 02 - Melrose Drive/Olive Avenue intersection: The project
applicant shall contribute its fair share to the City of Vista towards an overlap signal for
the eastbound right turn lane at the intersection.

15.  Mitigation Measure — Traffic 03 - Melrose Drive/Vista Way intersection: The project
applicant shall contribute its fair share to the City of Vista towards an overlap signal for
the westbound right turn lane at the intersection.

i

i

i
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16.  Mitigation Measure ~ Traffic 04 - Main Driveway/West Oceanside Boulevard (Bobier
Drive) intersection: The project applicant shall contribute its fair share towards the
installation of a traffic signal at the intersection. If the signal is not in place at the time of
construction, the project applicant shall install the signal and be reimbursed by the City
(less its share of the cost of the improvement). In addition, the project applicant shall
provide the following lanes to serve project traffic: Northbound left turn only lane;
Northbound through/right turn only lane; Westbound left turn only lane; and Eastbound

right turn only lane.
PASSED AND ADOPTED Resolution No. 2008-P76 on December 15, 2008 by the

following vote, to wit:

AYES:
NAYS:
ABSENT:
ABSTAIN:
Claudia Troisi, Chairperson
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. 2008-P76.

Dated: December 15, 2008
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PLANNING COMMISSION
RESOLUTION NO. 2008-P77

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF OCEANSIDE, CALIFORNIA APPROVING A
TENTATIVE PARCEL MAP, DEVELOPMENT PLAN, AND
FOUR CONDITIONAL USE PERMITS ON CERTAIN REAL
PROPERTY IN THE CITY OF OCEANSIDE

APPLICATION NO: P-1-08, D-3-08, C-2-08, C-3-08, C-4-08 and C-5-08
APPLICANT: Market Center Ventures, LP
LOCATION: Southeast corner of Melrose Drive and Oceanside Boulevard

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 Parcel Map, Development Plan and four
Conditional Use Permits under the provisions of Articles 11, 30, 40, 41, and 43 of the Zoning
Ordinance of the City of Oceanside and Article VI of the Subdivision Ordinance to permit the
following:

a seven-lot subdivision of a 7.4-acre site, construction of seven buildings totaling 49,911

square feet of commercial land uses, including a service station, convenience store,

automobile washing, banking (or retail) with drive-through service, general retail, and
food and beverage sales;
on certain real property described in the project description.

WHEREAS, the Planning Commission, after giving the required notice, did on the 15th
day of December, 2008 conduct a duly advertised public hearing as prescribed by law to consider
said application.

WHEREAS, pursuant to the California Environmental Quality Act of 1970, and State
Guidelines thereto; a Mitigated Negative Declaration 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
(For commercial note the 75

percent discount)

Water System Buy-in Fees

Wastewater System Buy-in
fees

San Diego County Water
Authority Capacity Fees

Authority for Imposition

Ordinance No. 91-10
Resolution No. 06-R0334-1

Ordinance No. 85-23
Resolution No. 06-R0334-1

Ordinance No. 91-09
Resolution No. 06-R0334-1

Ordinance No. 91-34

Ordinance No. 87-19
Resolution No. 06-R0334-1

Ordinance No. 83-01
Resolution No. 06-R0334-1

Oceanside City Code
§37.56.1

Resolution No. 87-96
Ordinance No. 05-OR 0611-1
Oceanside City Code §
29.11.1

Resolution No. 87-97

Ordinance No. 05-OR 0610-1

SDCWA  Ordinance No.
2005-03

Current Estimate  Fee or

Calculation Formula

$3,503 per unit

Depends on area (range is
$2,843-$15,964 per acre)

$.713 per square foot or $713
per thousand square feet for
non-residential uses

$.42 per square foot non-
residential for Vista

$15.71 per vehicle trip

$255 per vehicle trip (based
on SANDAG trip generation
table available from staff and
from SANDAG)

Fee based on water meter
size.  Non-residential is
$35,160 for a 2” meter

Based on capacity or water
meter size. Non-residential is
$48,280 for a 2 meter

Based on meter size. Non-
residential is $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
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resolutions, presume the accuracy of relevant project information provided by the applicant, and
are not necessarily the fee amount that wilf be owing when such fee becomes 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 Gov’t Code §66020(d)(1), NOTICE IS FURTHER GIVEN that
the 90-day period to protest the imposition of any fee, dedication, reservation, or other exaction
described in this resolution begins on the effective date of this resolution and any such protest
must be in a manner that complies with Section 66020;

WHEREAS, pursuant to Oceanside Zoning Ordinance §4603, this resolution becomes
effective 10 days from its adoption in the absence of the filing of an appeal or call for review;

WHEREAS, the Mitigated Negative Declaration together with any comments received,
and Mitigation and Monitoring and Reporting Program (MMRP) incorporated into the
conditions of approval for the project, 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 project.

WHEREAS, the Mitigated Negative Declaration and Mitigation and Monitoring and
Reporting Program (MMRP) have been determined to be accurate and adequate documents,
which reflect the independent judgment and analysis of the Planning Commission. On the
basis of the entire record before it, the Planning Commission finds that there is no substantial
evidence that the project, with implementation of the mitigation measures proposed, will have
a significant impact on the environment.

WHEREAS, the documents or other material which constitute the record of
proceedings upon which the decision is based will be maintained by the City of Oceanside
Planning Division, 300 North Coast Highway, Oceanside, California 92054.

WHEREAS, studies and investigations made by this Commission and in its behalf reveal

the following facts:
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FINDINGS:
For the Tentative Parcel Map P-1-08:

1.

The proposed seven-lot subdivision is consistent with the General Plan, including Land
Use Element Objectives 2.01 and 2.2, and it is consistent with the provisions of the
Subdivision Ordinance.

The 7.4-acre site is physically suitable for the proposed 49,911-square foot commercial
development, including a service station, convenience store, automobile washing, banking
(or retail) with drive-through service, general retail, and food and beverage sales.

The 7.4-acre site is physically suitable for the proposed intensity of development. The
land uses are conveniently juxtaposed to residential land uses (existing and future), work
centers, and transit nodes. As such, the proposal satisfies General Plan Land Use Element
Objective 2.2, which is to promote and preserve a balance of successful markets and
services that are compatible and organized to surrounding land uses.

The design of the seven lot subdivision will not cause substantial environmental damage
or substantially and avoidably injure fish or wildlife or their habitat. The Planning
Commission has previously considered an Initial Study and Mitigated Negative
Declaration and found that cultural resource, noise, and transportation impacts could be
mitigated to a less than significant level.

The design of the seven lot subdivision and the types of improves will not conflict with
easements, acquired by the public at large, for access through or use of, property within
the proposed subdivision. The site is bisected by the Guajome Park Bike Trail, which
connects to the Sprinter Rail Bike Trail to the south of the project site.

The application complies will all other applicable ordinances, regulations, and guidelines

of the City of Oceanside, including the Local Floodplain Ordinance.

For the Development Plan D-3-08:

1.

As proposed, the site plan and physical design of the seven commercial buildings,
totaling 49,911 square feet of floor area, is consistent with the purposes of the Zoning
Ordinance, including Articles 11, 30, 31 and 43.
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The Development Plan, as proposed, conforms to the General Plan of the City and
satisfies the Community Development Goals of the Land Use Element, including
Policies 2.01 and 2.22.

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 site development would include 22 bike parking spaces, two bus pads
and shelters, a connection to both the Guajome Regional Park Bike Trail and the
Sprinter Bike Trail, and is across the street from the Melrose Train Station.

The project as proposed is compatible with the existing and potential development on
adjoining properties or in the surrounding neighborhood. The proposed subdivision,
development plan, and land uses would support the day-to-day commercial needs of the
community. Mitigation measures for noise impacts from trucks and deliveries would
control noise at or below Oceanside Ordinance limits. The building setbacks along the
easterly property boundary comply with development regulations.

The site plan and physical design of the project is consistent with the policies contained

within Section 2.01 and 2.22 of the Land Use Element of the General Plan.

For Conditional Use Permit C-2-08 to operate a service station:

1.

The proposed location of the service station is in accord with the objectives of the
Zoning Ordinance and the purposes of the Neighborhood Commercial District in which
the site is located. The service station is adjacent to the intersection, in conformance
with Section 3011 of the Zoning Ordinance.

The proposed location of the service station 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 the general welfare of the city. The proposal complies
with General Plan Policies 2.01 and 2.22.

The proposed service station will comply with the provisions of the Zoning Ordinance,

including any specific condition required for the proposed conditional use in the
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Neighborhood Commercial District. The project is conditioned to comply with Section

3011 and Article 11 of the Zoning Ordinance.

For Conditional Use Permit C-3-08 to operate a convenience market:

1.

The proposed location of the convenience market, within the service station, is in accord
with the objectives of the Zoning Ordinance and purposes of the Neighborhood
Commercial District. The convenience market, by condition, has limitations on alcohol
sales.

The proposed location of the convenience market and the proposed conditions under
which it would be operated or maintained will be consistent with the General Plan
Policy 2.22; will not be detrimental to the public health, safety or welfare of persons
residing or working in or adjacent to the neighborhood of the convenience market; and
will not be detrimental to properties or improvements in the vicinity or to the general
welfare of the city. The proposed conditional use would support the day-to-day
commercial needs of the nearby residents and employees.

The proposed convenience market will comply with the provisions of the Zoning
Ordinance, including Articles 11, 30, and 41, and any specific condition required for the

proposed conditional use in the Neighborhood Commercial District.

For Conditional Use Permit C-4-08 to provide automobile washing:

1.

The proposed location of the automobile washing, within the service station, is in
accord with the objectives of the Zoning Ordinance and purposes of the Neighborhood
Commercial District. The automobile washing, by condition, has limited hours-of-
operation.

The proposed location of the automobile washing and the proposed conditions under
which it would be operated or maintained will be consistent with the General Plan
Policies 2.01 and 2.22; will not be detrimental to the public health, safety or welfare of
persons residing or working in or adjacent to the neighborhood of the conditional use;
and will not be detrimental to properties or improvements in the vicinity or to the
general welfare of the city. The proposed automobile washing land use would support

the day-to-day commercial needs of vehicle owners.
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3.

The proposed convenience market will comply with the provisions of the Zoning
Ordinance, including Articles 11, 30, and 41, and any specific condition required for the

proposed conditional use in the Neighborhood Commercial District.

For Conditional Use Permit C-5-08 to operate a bank (or other retail) with a drive-through or

drive-up service:

1.

The proposed location of the drive-through bank (or other retail) is in accord with the
objectives of the Zoning Ordinance and purposes of the Neighborhood Commercial
District. The proposed conditional use is well sited within the commercial center and
fosters the daily shopping needs of persons living and working in the area.

The proposed location of the drive-through land use and the proposed conditions under
which it would be operated or maintained will be consistent with the General Plan
Policies 2.01 and 2.22; will not be detrimental to the public health, safety or welfare of
persons residing or working in or adjacent to the neighborhood of the conditional use;
and will not be detrimental to properties or improvements in the vicinity or to the
general welfare of the city. The proposed conditional use would support the day-to-day
commercial needs of the nearby residents and employees.

The proposed bank or other retail will comply with the provisions of the Zoning
Ordinance, including Articles 11, 30, and 41, and any specific condition required for the
proposed conditional use in the Neighborhood Commercial District.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission does hereby

approve Tentative Parcel Map P-1-08, Development Plan D-3-08, and Conditional Use Permits

C-2-08, C-3-08, C-4-08 and C-5-08 subject to the following conditions:

Building:

1.

Applicable Building Codes and Ordinances shall be based on the date of submittal for
Building Division plan check. (As of January 1, 2008 the 2007 California Building Code,
and 2007 California Electrical Code)

The granting of approval under this action shall in no way relieve the applicant/project
from compliance with all State and Local building codes.
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10.

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)

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

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

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

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

Building construction work hours shall be limited to between 7:00 am. and 6:00 p.m.
Monday through Friday, and on Saturday from 7:00 a.m. to 6:00 p.m. for work that is not
inherently noise-producing. Examples of work not permitted on Saturday are concrete and
grout pours, roof nailing and activities of similar noise-producing nature. No work shall
be permitted on Sundays and Federal Holidays (New Year’s Day, Memorial Day, July 4th,
Labor Day, Thanksgiving Day, Christmas Day) except as allowed for emergency work
under the provisions of the Oceanside City Code Chapter 38 (Noise Ordinance).

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.
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11.

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

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

13. Retaining walls that will be installed as a part of this design must be designed per the Soils
report for the whole project.

14.  Setbacks and Type of Construction must comply with the 2007 California Building Code.
Exterior openings less than five feet from the property line must be protected per table
704.8 of the CBC. Exterior walls less than five feet to the property line must be one hour
rated per Table 602 of the CBC.

15.  Plan submittal to the Building Division must include a Pedestrian Protection Plan
complying with the requirements of CBC 3306 and Table 3306.1

16.  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.

17. A photometric plan must be submitted at time of plan submittal to the Building Division
to show the parking/site lighting.

Engineering:

18.  With the exception of the access points approved by the City Engineer, vehicular access
rights to North Melrose Drive and Oceanside Boulevard shall be relinquished by the
property owner to the City.

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

20.  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.

21.  For the demolition of any existing structures or surface improvements, grading plans

shall be submitted and erosion control plans be approved by the City Engineer prior to

the issuance of a demolition permit. No demolition shall be permitted without an

approved erosion control plan.
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22.

23.

24.

25.
26.

27.

28.

Prior to issuance of a building permit, unless already fully covered by an appropriately
binding subdivision agreement, all improvement requirements shall be covered by a
development 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.

Prior to issuance of a building permit a phasing plan for the construction of public and
private improvements including landscaping, shall be approved by the City Engineer.
Legal access shall be provided to North Melrose Drive and Oceanside Boulevard prior
to the filing of the final/parcel map.

The developer shall provide public street dedication as required to serve the property.
Prior to approval of the final/parcel map or any increment, all improvement
requirements, within such increment or outside of it if required by the City Engineer,
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.

The subdivision shall be recorded as one. The subdivision may be developed in phases.
A phasing plan for the construction of public and private improvements, including
landscaping, streets and arterials, shall be reviewed and approved by the City Engineer
prior to the recordation of the final/parcel map. Prior to the issuance of any building
permits, all improvements including but not limited to landscaping and frontage
improvements shall be under construction to the satisfaction of the City Engineer. All
improvements shall be completed prior to issuance of any certificates of occupancy,
together with the dedication and construction of necessary utilities, and streets and other
improvements outside the area of any particular final/parcel 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/parcel map increment shall be
subject to the approval of the City Engineer.

Where off-site public or private improvements, including but not limited to slopes,
utility facilities, and drainage facilities, or on-site public facilities are to be constructed

and/or maintained, the developer shall, at his own expense, obtain all necessary

10
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29.

30.

31.

easements or other interests in real property and, in case of public facilities, shall

dedicate the same to the City of Oceanside or to the appropriate utility company as

required. The developer shall provide documentary proof satisfactory to the City of

Oceanside that such easements or other interest in real property have been obtained

prior to the approval of the final/parcel map or issuance of appropriate grading, building

or improvement permit for the development to the satisfaction of the City Engineer.

Additionally, the City of Oceanside, may at its sole discretion, require that the developer

obtain at his sole expense a title policy insuring the necessary title for the easement or

other interest in real property to have vested with the City of Oceanside or the
developer, as applicable.

Pursuant to the State 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. (DCC&R)

Prior to the issuance of a grading permit, the developer shall notify and host a

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.

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, insuring strict adherence to the following:

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

b) All grading and related site preparation and construction activities shall be
limited to the hours of 7:00 a.m. to 6:00 p.m., 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

11
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32.

33.

34.

(minimum 100 feet) from any existing residential development. Because
construction noise may still be intrusive in the evening or on holidays, the City
of Oceanside Noise Ordinance also prohibits “any disturbing excessive or
offensive noise which causes discomfort or annoyance to reasonable persons of
normal sensitivity.”
c) The construction site shall accommodate the parking of all motor vehicles used
by persons working at or providing deliveries to the site.
d) 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.
It is the responsibility of the owner/developer to evaluate and determine that all soil
imported as part of this development is free of hazardous and/or contaminated material
as defined by the City and the County of San Diego Department of Environmental
Health. Exported or imported soils shall be properly screened, tested, and documented
regarding hazardous contamination.
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.
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, park 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 (whichever occurs first), in accordance with City Ordinances and policies. The
subdivider/developer shall also be required to join into, contribute, or participate in any

improvement, lighting, or other special district affecting or affected by this project.

12
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35.

36.

37.

38.

39.

40.

Approval of the tentative map and development plan shall constitute the developer's
approval of such payments, and his agreement to pay for any other similar assessments
or charges in effect when any increment is submitted for final/parcel map or building
permit approval, and to join, contribute, and/or participate in such districts.

North Melrose Drive and Oceanside Boulevard, along the frontages of the subject
property, shall be improved with portland cement concrete curb and gutter.

The subdivider shall provide a minimum of 10 feet parkway between the face of curb
and the right-of-way line along the project’s frontages on North Melrose Drive and
Oceanside Boulevard. All improvements, structures, including retaining wall(s), and
the landscaping of the unpaved portion of the parkway shall be maintained by the owner
of the subject property or by a Property Owners’ Association in perpetuity.

Sidewalk improvements (construct/replace) shall comply with ADA requirements and
all pedestrian ramps for public access must be fully located within public right-of-way.
Sight distance and clear space easement requirements at intersections and vehicular
access points shall conform to the corner sight distance criteria as provided by SDRSD
DS-20A and or DS-20B for each direction of traffic. The project’s civil engineer shall
submit an appropriate “Sight Distance Letter” to the City Engineer certifying
compliance with this requirement.

Streetlights shall be maintained and installed on all public streets along the project’s
frontage 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 with City-owned (LS-2 rate schedule) streetlights and shall also
agree to the formulation of, or the annexation to, any appropriate street lighting district.
This project's interior circulation shall remain private and shall be maintained by an
association or an appropriate private road maintenance agreement binding on the owners
of all proposed lots. Such agreement shall be submitted for review and approval by the
City Attorney and the City Engineer and shall be recorded prior to or concurrent with
the final/parcel map. The pavement sections, traffic indices, alignments, and all

geometrics shall meet appropriate City street standards.

13
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41.

42.

43.

44,

45.

Prior to approval of the grading plans, the developer shall contract with a geotechnical
engineer to perform a field investigation of the existing pavement on all streets adjacent
to the project boundary. The limits of the study shall be half-street (including median,
where applicable) plus 12 feet along the project’s frontage. The field investigation shall
be performed according to a specific boring plan prepared by a geotechnical engineer
and approved by the City Engineer. In the absence of such approved boring plan, the
field investigation shall include a minimum of one pavement boring per every 100 linear
feet of street frontage. Should the existing AC thickness be determined to be less than
the current minimum standard for AC and Class II Base as set forth in the table for City
of Oceanside Pavement Design Guidelines in the City’s Engineers Manual, the
developer shall remove and reconstruct the pavement section as determined by the
pavement analysis submittal process detailed below.

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 construct a two (2) inch thick rubberized AC
overlay; or 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, rehabilitation/mitigation
recommendations shall be provided in a pavement analysis report, and the developer
shall reconstruct the pavement per these recommendations, subject to approval by the
City Engineer.

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/owner’s soil engineer and must be approved by the City Engineer, prior
to paving.

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

All existing overhead utility lines within the subdivision/development and within any

full width street or right-of-way abutting a new subdivision/development, and all new

14
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46.

47.

48.

49.

50.

51

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

The developer/owner shall comply with all the provisions of the City's cable television
ordinances including those relating to notification as required by the City Engineer.

The developer/owner shall install 2 inch PVC conduit, together with 1/4-inch pull- rope
and pull-boxes at 400 feet intervals for future signal interconnect cable on all arterial-
level or above, streets.

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

All storm drains shall be designed and constructed per current editions of the City’s
Engineers Design and Processing Manual, the San Diego County Hydrology and
Drainage Design Manuals, and San Diego Area Regional Standard Drawings.

For any increase of stormwater flows from the development site to other properties, the
developer shall secure appropriate easement(s) from and maintenance agreement(s) with
the owner(s) of the impacted properties to the satisfaction of the City Engineer. Upon
approval by City Engineer and the City Attorney, the appropriate documents shall be
recorded prior to issuance of any permits for the development. Should the developer be
unable to secure such easement(s) or agreement(s), the resulting changes to the
Development Plan shall be subject to a Substantial Conformity review. Changes not
meeting substantial conformity requirements shall be submitted for appropriate public
hearing action.

The developer/owner shall obtain any necessary permits and clearances from all public
agencies having jurisdiction over the project due to its type, size, or location, including
but not limited to the U. S. Army Corps of Engineers, California Department of Fish &
Game, U. S. Fish and Wildlife Service and/or San Diego Regional Water Quality
Control Board (including NPDES), San Diego County Health Department, prior to the

issuance of grading permits.
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52.

53.

54.

55.

56.

The approval of the tentative parcel map shall not mean that any grading or
improvements on adjacent properties (including any City properties/right-of-way or
easements) is granted or guaranteed to the developer/owner. The developer/owner is
responsible for obtaining permission to grade to construct on adjacent properties. Prior
to any grading of any part of the subdivision 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.

This project shall provide year-round erosion control including measures for the site
required for the phasing of grading. Prior to the issuance of grading permit, an erosion
control plan, designed for all proposed stages of construction, shall be reviewed, secured
by the applicant with cash securities and approved by the City Engineer.

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.

Landscaping plans, including plans for the construction of walls, fences or other
structures at or near intersections, must conform to intersection sight distance
requirements. Landscape and irrigation plans 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 any improvements.

Landscaping plans, including plans for the construction of walls, fences or other
structures at or near intersections, must conform to intersection sight distance
requirements. Landscape and irrigation plans for disturbed areas 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 occupancy permits. Frontage and median
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57.

58.

59.

60.

landscaping shall be installed prior to the issuance of any 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 also be
shown on the precise grading plans for purposes of location only. Plantable, segmental
walls shall be designed, reviewed and constructed by the grading plans and
landscaped/irrigated through project landscape plans. All plans must be approved by
the City Engineer and a pre-construction meeting held, prior to the start of any
improvements.

Open space areas and down-sloped areas visible from a collector-level or above
roadway and not readily maintained by the property owner, shall be maintained by an
property owners' association that will insure installation and maintenance of landscaping
in perpetuity. These areas shall be indicated on the final/parcel map and reserved for an
association. Future buyers shall be made aware of any estimated monthly costs. The
disclosure, together with the CC&R's, shall be submitted to the City Engineer for review
prior to the recordation of final/parcel map.

The drainage design on the development plan/tentative parcel map is conceptual only.
The final design shall be based upon a hydrologic/hydraulic 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.

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

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 to stormwater

discharge either off-site or into the City drainage system.
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61.

62.

Unless an appropriate barrier is approved on a landscape plan, a minimum 42-inch high
barrier, approved by the City Engineer, shall be provided at the top of all slopes whose
height exceeds 20 feet or where the slope exceeds 4 feet and is adjacent to an arterial
street or state highway.

The Landowner shall comply with the provisions of National Pollution Discharge
Elimination System (NPDES) General Permit for Storm Water Discharges Associated
with Construction Activity (General Permit) Water Quality Order 99-08-DWQ. The
General Permit continues in force and effect until a new General Permit is issued or the
SWRCB rescinds this General Permit. Only those Landowners authorized to discharge
under the expiring General Permit are covered by the continued General Permit.
Construction activity subject to the General Permit includes clearing, grading, and
disturbances to the ground such as stockpiling, or excavation that results in soil
disturbances of at least one acre of total land area. The Landowner shall obtain
coverage under the General Permit by submitting a Notice of Intent (NOI) and obtaining
a Waste Discharge Identification Number (WDID#) from the State Water Resources
Control Board (SWRCB). In addition, coverage under the General Permit shall not
occur until an adequate SWPPP is developed for the project as outlined in Section A of
the General Permit. The site specific SWPPP and associated NOI shall be maintained
on the project site at all times. The SWPPP shall be provided, upon request, to the
United States Environmental Protection Agency (USEPA), SWRCB, Regional Water
Quality Control Board (RWQCB), City of Oceanside, and other applicable governing
regulatory agencies. The SWPPP is considered a report that shall be available to the
public by the RWQCB under section 308(b) of the Clean Water Act. The provisions of
the General Permit and the site specific SWPPP shall be continuously implemented and
enforced until the Landowner obtains a Notice of Termination (NOT) for the SWRCB.
The Landowner is required to retain records of all monitoring information, copies of all
reports required by this General Permit, and records of all data used to complete the
NOI for all construction activities to be covered by the General Permit for a period of at
least three years from the date generated. This period may be extended by request of the
SWRCB and/or RWQCB.
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63.

64.

65.

Upon acceptance of any fee waiver or reduction by the developer/owner, the entire
project will be subject to prevailing wage requirements as specified by Labor Code
section 1720(b) (4). The developer/owner shall agree to execute a form acknowledging
the prevailing wage requirements prior to the granting of any fee reductions or waivers.
Following approval of the SWMP by the City Engineer and prior to issuance of grading
permits, the Project Proponent shall submit and obtain approval of an Operation &
Maintenance (O&M) Plan, prepared to the satisfaction of the City Engineer. The O&M
Plan shall include an approved and executed Maintenance Mechanism pursuant to
Section 4.1 of the Interim Standard Urban Storm Water Mitigation Plan (ISUSMP).
The O&M shall satisfy the minimum Maintenance Requirements pursuant to Section
4.3 of the ISUSMP. At a minimum the O&M Plan shall include the designated
responsible party to manage the stormwater BMP(s), employee 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, a security to provide maintenance in the event of
noncompliance to the O&M Plan, and any other necessary elements. The Project
Proponent shall provide the City with access to site for the purpose of BMP inspection
and maintenance by entering into an Access Rights Agreement with the City. The
Project Proponent shall complete and maintain O&M forms to document all operation,
inspection, and maintenance activities. The Project Proponent shall retain records for a
minimum of 5 years. The records shall be made available to the City upon request.

The developer/owner 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 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
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66.

67.

68.

69.

70.

71.

72.

years of maintenance costs, as identified by the O&M Plan, but not to exceed a total of
$25,000. The applicant’s Civil Engineer shall prepare the O&M cost estimate.

At a minimum, maintenance agreements shall require the staff training, inspection and
maintenance of all BMPs on an annual basis. The developer/owner 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.
The Agreement shall include a copy of executed on-site and off-site 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, satisfactory to the City Engineer. The agreement shall also include a copy of the
O&M Plan approved by the City Engineer.

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

The developer/owner shall provide a copy of the title/cover page of the approved
SWMP with the first engineering submittal package. All Stormwater documents shall
be in compliance with the latest edition of submission requirements.

Right-of-way or easement vacations shall be recorded prior to issuance of grading
permit or approval of final/parcel map, whichever comes first. Application(s) for right-
of-way or easement vacations 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, right of way, or easement.

In the event that the conceptual plan does not match the conditions of approval, the
resolution of approval shall govern.

The subdivider shall provide the City of Oceanside with a certification from each public
utility and each public entity owning easements within the proposed project stating

that: (a) they have received from the developer a copy of the proposed map; (b) they
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73.

74.

75.

76.

77.

78.

79.

object or do not object to the filing of the map without their signature; (c) in case of a
street dedication affected by their existing easement, they will sign a "subordination
certificate”" or "joint-use certificate" on the map when required by the governing body.
In addition, the subdivider shall furnish proof to the satisfaction of the City Engineer
that no new encumbrances have been created that would subordinate the City's interest
over areas to be dedicated for public road purposes since submittal of the project.

Letter of permission for off-site grading is required prior to issuance of any grading
permit.

The project shall create a 14-foot wide Bike Trail Easement on the eastern most portion
of the property from Oceariside Boulevard to the Inland Rail Trail.

The project shall construct the bike trail as part of the project. The bike trail shall be a
10-foot wide asphalt pavement surface with two-foot shoulders on each side of the trail
free of obstructions. The bike path shall be a three-inch of asphalt pavement over six-
inch of class II base pavement section. The shoulders shall be nine-inch class II base
section.

The trail shall include striping and signage. Trail striping shall include a center line
stripe, edge striping and all appropriate stop and yield striping. Signage shall be
determined during the improvement plan check process but shall meet the requirement
of Chapter 100 of the Highway Design Manual.

The project shall coordinate with the City of Vista to insure connection to Inland Rail
Trail project. The project shall coordinate with the City of Vista to insure the
connection of the Inland Rail Trail along Melrose to Oceanside Boulevard.

The bike and pedestrian ramps at the western driveway on Melrose shall be reviewed at
the time of Improvement Plan Submittal to the City. The access ramps need to
accommodate the large volume of users and eliminate conflict between pedestrians and
bicycle traffic.

The project shall be required to install a new traffic signal at the intersection of Melrose
Drive at Meadowbrook Drive. The project's fair share percent contribution toward the
new traffic signal is 10%. The new traffic signal on Melrose Drive at Meadowbrook
Drive is currently in the City's Capital Improvement Program. If the new traffic signal
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80.

81.

82.

83.

has been installed by the City or another project, then this project shall pay the City their
share of 10 percent of the total cost of the new traffic signal. If the new traffic signal
has not been installed by the City or another project, then this project shall install it and
will be reimbursed 90 percent of the total cost of the new traffic signal from the City of
Oceanside. This improvement shall be completed prior to the issuance of Certificate of
Occupancy and to the satisfaction of the City Traffic Engineer.

The project shall contribute to the City of Vista their fair share of 11 percent toward
installation of a new eastbound right turn lane overlap signal at the intersection of
Melrose Drive at Olive Avenue. The cost of the new eastbound right turn overlap signal
shall be developed by the project and submitted to the City of Vista for their review and
approval prior to payment. Proof of payment to the City of Vista shall be provided to
the City of Oceanside prior to the issuance of building permits.

The project shall contribute to the City of Vista their fair share of 10 percent toward
installation of a new westbound right turn lane overlap signal at the intersection of
Melrose Drive at Vista Way. The cost of the new westbound right turn overlap signal
shall be developed by the project and submitted to the City of Vista for their review and
approval prior to payment. Proof of payment to the City of Vista shall be provided to
the City of Oceanside prior to the issuance of building permits.

The project shall install a new traffic signal on Oceanside Boulevard at the primary
project driveway access. Installation of the new traffic signal shall include a northbound
left turn only lane; a northbound shared through and right turn lane; a westbound left
turn only lane; and an eastbound right turn only lane. If the has already been installed
by the Adobe Estates project within the City of Vista, then the project shall modify the
traffic signal as described above. The installation of the new traffic signal shall be
completed prior to the issuance of Certificate of Occupancy and to the satisfaction of the
City Traffic Engineer and to the satisfaction of the City of Vista.

The project shall improve the southbound approach of the intersection of Melrose Drive
at Oceanside Boulevard. This improvement shall include an additional southbound left
turn pocket to be installed within the existing right of way with appropriate traffic signal
modifications to serve the additional left turn pocket. This improvement shall be
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84.

85.

86.

87.

88.

89.

90.

91.

completed prior to the issuance of Certificate of Occupancy and to the satisfaction of the
City Traffic Engineer.

Landscape plans, shall meet the criteria of the City of Oceanside Landscape Guidelines
and Specifications for Landscape Development (latest revision), Water Conservation
Ordinance No. 91-15, Engineering criteria, City code and ordinances, including the
maintenance of such landscaping, shall be reviewed and approved by the City Engineer
prior to the issuance of building permits. Landscaping shall not be installed until bonds
have been posted, fees paid, and plans signed for final approval. The following
landscaping requirements shall be required prior to plan approval and certificate of
occupancy:

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

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

All required landscape areas shall be maintained by owner. The landscape areas shall be
maintained per City of Oceanside requirements.

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

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

Ground covers or bark mulch shall fill in between the shrubs to shield the soil from the
sun, evapotransporation and run-off. All the flower and shrub beds shall be mulched to
a3” depth to help conserve water, lower the soil temperature and reduce weed growth.
The shrubs shall be allowed to grow in their natural forms. All landscape improvements
shall follow the City of Oceanside Guidelines.
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92.

93.

94.

9s.

96.

97.

98.
99.

100.

101.

Root barriers shall be installed adjacent to all paving surfaces, where a paving surface is
located within six feet of a trees trunk on site (private) and within 10 feet of a trees
trunk in the right-of-way (public). Root barriers shall extend five feet in each direction
from the centerline of the trunk, for a total distance of 10 feet. Root barriers shall be 24
inches in depth. Installing a root barrier around the tree’s root ball is unacceptable.

All fences, gates, walls, stone walls, retaining walls, and plantable walls shall obtain
Planning Division approval for these items in the conditions or application stage prior to
first submittal of working drawings.

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

An automatic irrigation system shall be installed to provide coverage for all planting
areas shown on the plan. Low precipitation equipment shall provide sufficient water for
plant growth with a minimum water loss due to water run-off.

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

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

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

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

Existing landscaping on and adjacent to the site shall be protected in place and
supplemented or replaced to meet the satisfaction of the City Engineer.

All landscaping, fences, walls, etc. on the site, in medians within the public right-of-way
and within any adjoining public parkways shall be permanently maintained by the
owner, his assigns or any successors-in-interest in the property. The maintenance

program shall include: a) normal care and irrigation of the landscaping b) repair and
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102.
Fire:
103.
104.
105.
106.
107.
108.
109.
110.
111.
112.

113.

114.

115.

replacement of plant materials c) irrigation systems as necessary d) general cleanup of
the landscaped and open areas e) parking lots and walkways, walls, fences, etc. Failure
to maintain landscaping shall result in the City taking all appropriate enforcement
actions including but not limited to citations. This maintenance program condition shall
be recorded with a covenant as required by this resolution.

In the event that the conceptual landscape plan (CLP) does not match the conditions of

approval, the resolution of approval shall govern.

Submit a copy of as-built plans on a CD for all projects on the job site.

Fire Department requirements shall be placed on plans in the notes section.

A minimum fire flow of 2,500 gallons per minute shall be provided.

The size of fire hydrant outlets shall be 2 2 “X 2 12 “ X 4”.

All proposed and existing fire hydrants within 400 feet of the project shall be shown on
the site plan. |

The fire hydrants shall be installed and tested prior to placing any combustible materials
on the job site.

Provide on-site hydrants and mains capable of supplying the required fire flow.

The developer shall supply the Fire Department with updated map and hydrant locations
in a digital format compatible with the Fire Department’s mapping program upon
approval of final improvements plans.

Blue hydrant identification markers shall be placed as per Oceanside’s Engineers Design
and Processing Manual Standard Drawing No. M-13.

All weather access roads shall be installed and made serviceable prior to and maintained
during time of construction.

The Fire Department access roadway shall be provided with adequate turning radius for
Fire Department apparatus a 50-foot outside and 30-foot inside radius.

All streets less than 32 feet wide shall be posted “NO PARKING FIRE LANE” per
Vehicle Code Section 22500.1 and in accordance with the Fire Department Standard
Guidelines for Emergency Access.

A “Knox” key storage box shall be provided for all new construction.
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116.

117.

118.

119.

120.
121.

Fire extinguishers are required and shall be included on the plans submitted for plan
check.

An approved fire sprinkler system must be installed throughout the building. The
system shall be designed per N.F.P.A. 13, and U.B.C. Standard 9-1. The sprinkler
system requires 24-hour supervision.

The Fire Department connection shall be located on the address side of the building —
unless otherwise determined by the Fire Department. The hydrant shall be located on
the same side of the street as the Fire Department connection.

In accordance with the California Fire Code Sec. 505, approved address for commercial,
industrial, and residential 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.

Commercial buildings and multi-family dwellings require 6-inch address numbers.
Plans shall be submitted to the Fire Prevention Bureau for plan check review and
approval prior to the issuance of building permits. A site plan indicating the fire access

and hydrant locations must also be submitted on CD Rom.

Planning:

122.

123.

124.

This Tentative Parcel Map (P-1-08) approves only a seven-lot subdivision as shown on
the September 19, 2008 plans and exhibits presented to the Planning Commission for
review and approval. This Tentative Parcel Map (P-1-08) approval shall lapse two years
after the effective date of approval, unless the subdivider requests an extension of the
expiration date of the approved tentative map pursuant to Section 409 of the
Subdivision Ordinance.

This Development Plan (D-3-08) approves only the construction of seven buildings
totaling 49,911 square feet. This Development Plan (D-3-08) approval shall lapse two
years after the effective date of approval unless implemented as provided in Section
4308.B of the Zoning Ordinance.

Conditional Use Permit (C-2-08) approves the operation of a service station (land use

classification 450.CC.3) as shown on the site plans, described in the Description and
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125.

126.

127.

128.

129.

130.

131.

132.

Justification, and limited by the Management Plan, as presented to the Planning
Commission for review and approval.

Conditional Use Permit (C-3-08) approves the operation of a convenience market (land
use classification 450.K.1), as shown on the site plans, described in the Description and
Justification, and limited by the Management Plan, as presented to the Planning
Commission for review and approval.

Conditional Use Permit (C-4-08) approves land use classification 450.CC.1 Automobile
Washing between 6:00 am. and 10:00 p.m., seven days a week, as shown on the site
plans, described in the Description and justification, and limited by the Management
Plan, as presented to the Planning Commission for review and approval.

Conditional Use Permit (C-5-08) approves land use classification 450.E.1 Banks
savings and loans or other retail land use classification having a drive through or drive-
up service pursuant to Section 1120 CN Land Use Regulations, as shown on the site
plans, described in the Description and justification and the Management Plan, and as
presented to the Planning Commission for review and approval.

These Conditional Use Permits (C-2-08, C-3-08, C-4-08 and C-5-08) shall lapse two
years after the effective date of approval or conditional approval unless implemented as
provided in Section 4108.A of the Zoning Ordinance.

Conditional Use Permits C-2-08, C-3-08, C-4-08, C-5-08 shall be called for review by
the Planning Commission if complaints are filed and verified as valid by the City
Planner or the Code Enforcement Officer concerning the violation of any of the
approved conditions or the project assumptions demonstrated under the application
approval. Any apparent inconsistency resulting from the construction of the approved
facility shall be a basis for a call for the review of the Conditional Use Permit.

The validity of Conditional Use Permits C-2-08, C-3-08, C-4-08, and C-5-08 shall not
be affected by changes in ownership or tenants.

Conditional Use Permits C-2-08, C-3-08, C-4-08, C-5-08 shall individually lapse if the
exercise of rights granted by this resolution are discontinued for six consecutive months.
Conditional Use Permits C-2-08, C-3-08, C-4-08, C-5-08 that are exercised in violation

of a condition of approval or a provision of the Zoning Ordinance may be revoked, as
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133.

134.

135.

136.
137.

138.

provided in Section 4706. Failure to meet any conditions of approval for this
development shall constitute a violation of the Conditional Use Permit(s).

A request for changes in conditions of approval of the tentative parcel map,
development plan, or conditional use permits, or a change to the tentative parcel map,
development or conditional use permits that would affect a condition of approval, shall
be treated as a new application. The City Planner may waive the requirement for a new
application if the changes requested are minor, do not involve substantial alterations or
addition to the plan or the conditions of approval, and are consistent with the intent of
the project’s approval or otherwise found to be in substantial conformance.

The applicant, permittee or any successor-in-interest shall defend, indemnify and hold
harmless the City of Oceanside, its agents, officers or employees from any claim, action or
proceeding against the City, its agents, officers, or employees to attack, set aside, void or
annul an approval of the City, concerning Tentative Parcel Map P-1-08, Development
Plan D-3-08, and Conditional Use Permits C-2-08, C-3-08, C-4-08, and C-5-08. 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.

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.

Each building shall be designed with a minimum five-foot building parapet wall to shield
the noise output from roof top equipment.

Construction of a noise control wall between the project site and the four residence on
Waxwing Drive is required.

A trash enclosure (or trash enclosures) must be provided as required by Chapter 13 of the
City Code and shall include additional space for storage and collection of recyclable
materials per City standards. Recycling is required by City Ordinance. The enclosure (or
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139.

140.

141.

enclosures) must be built in a flat, accessible location as determined by the City Engineer.
The enclosure (or enclosures) shall meet City standards including being constructed of
concrete block, reinforced with rebar and filled with cement. A concrete slab must be
poured with a berm on the inside of the enclosure to prevent the bin(s) from striking the
block walls. The slab must extend out of the enclosure for the bin(s) to roll out onto. Steel
posts must be set in front of the enclosure with solid metal gates. All driveways and
service access areas must be designed to sustain the weight of a 50,000-pound service
vehicle. Trash enclosures and 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 City Planner.

A covenant or other recordable document approved by the City Attorney shall be prepared
by the applicant and recorded prior to the approval of the Final Parcel Map or prior to
issuance of building permits where no Final Parcel Map is required. The covenant shall
provide that the property is subject to this resolution, and shall generally list the conditions
of approval.

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

The project shall prepare a Management Plan. The Management Plan is subject to the
review and approval of the City Planner 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:
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142.
143.

b)

d)

g

h)

1)

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.

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 times. 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, sediment, 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.

Any graffiti within the center shall be removed by the center management or its
designated representative within 24 hours of occurrence. Any new paint used to
cover graffiti shall match the existing color scheme.

An acknowledgement that the City of Oceanside does not have a view preservation
ordinance and that views may be subject to change with maturing off-site
landscape and the potential for future off-site building.

Specify the hours of operation.

Specify noise abatement activities and delivery hours.

The minimum number of vehicle and bicycle parking spaces to be provided on
site.

Identify that exterior vending machines are prohibited.

Identify the limitation of regulated uses, including alcohol sales, without an
approved conditional use permit.

Maintenance of 223 off-street vehicle parking spaces and 22 off-street bicycle

parking spaces.

The site shall provide 214 off-street vehicle parking spaces.

The site shall provide 11 off-street bicycle parking spaces.
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144.

145.

146.

147.

148.

149.

150.

151.

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 Planning Division. 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.

Failure to meet any conditions of approval for this development shall constitute a violation
of the Conditional Use Permits and Development Plan.

Unless expressly waived, all current zoning standards and City ordinances and policies in
effect 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
Description and justification, Management Plan and other materials and information
submitted with this application, unless specifically waived by an adopted condition of
approval.

Conditional Use Permits shall be called for review by the Planning Commission if
complaints are filed and verified as valid by the Code Enforcement Office concerning the
violation of any of the approved conditions or does not conform with the information
contained in or representations made in the application, any supporting material submitted
to the City or during any hearing on the application.

The car wash hours-of-operation are limited to 6:00 am. to 10:00 p.m. and may be
reviewed and further limited by the Planning Commission when valid issues or complaints
pertaining to the hours-of-operation arise.

The food and beverage sales hours-of-operation are not limited, but may be limited in the
future and shall be reviewed by the Planning Commission when valid issues or complaints
pertaining to the hours-of-operation arise.

The convenience store hours-of-operation are not limited, but may be limited in the future
and shall be reviewed by the Planning Commission when valid issues or complaints
pertaining to the hours-of-operation arise.

The developer’s construction of all fencing and walls associated with the project shall be

in conformance with the approved Development Plan. Any substantial change in any
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152.

153.

aspect of fencing or wall design from the approved Development Plan shall require a

revision to the Development Plan or a new Development Plan.

If any aspect of the project fencing and walls is not covered by an approved Development

Plan, the construction of fencing and walls shall conform to the development standards of

the City Zoning Ordinance. In no case, shall the construction of fences and walls

(including combinations thereof) exceed the limitations of the zoning code, unless

expressly granted by a Variance or other development approval.

An association shall be formed and Covenants, Conditions and Restrictions (C.C. & R's)

shall provide for the maintenance of all common open space, medians and commonly

owned fences and walls and adjacent parkways. 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 landscaped and open area, parking lots
and walkways. The C.C. & R's shall be subject to the review and approval of the City

Attorney prior to the recordation of the Final Parcel Map. The C.C. & R's are required to

be recorded prior to or concurrently with the Final Parcel Map. Any amendments to the

C.C. & R's in which the association relinquishes responsibility for the maintenance of any

common open space shall not be permitted without the specific approval of the City of

Oceanside. Such a clause shall be a part of the C.C. & R's. The C.C. & R's shall also

contain provisions for the following:

a) Prohibition of parking or storage of recreational vehicles, trailers or boats.

b) Provisions for the maintenance of all common open space and open space
easements on private lots, including provisions establishing mechanisms to ensure
adequate and continued monetary funding for such maintenance by the
homeowners’ association.

) Provisions that restrict any private use of open space easement areas. Restrictions
shall include, but are not limited to, removing retaining walls, installing structures
such as trellises, decks, retaining walls and other hardscape and any individual

landscape improvements.
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d) Provisions prohibiting the Association from relinquishing its obligation to
maintain the common open space and open space easement areas without prior

consent of the City of Oceanside.

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

155. A Comprehensive Sign Program (CSP) shall be submitted to the City Planner and
approved prior to the issuance of sign permits. This CSP may be more restrictive than the
standards outlined in the Sign Ordinance.

156.  Side and rear elevations and window treatments shall be trimmed to substantially match
the front elevations. A set of building plans shall be reviewed and approved by the
Planning Division prior to the issuance of building permits.

157. Elevations, siding materials, colors, roofing materials and floor plans shall be
substantially the same as those approved by the Planning Commission. These shall be
shown on plans submitted to the Building Division and Planning Division.

158.  All lighting showcasing building architecture shall be shown on the building plans.

Water Utilities:

159.  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.

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

161. 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.

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

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

a) All on-site utilities shall be private and maintained by the property ownet/s.
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b)

d)

g)

h)

i
it
I
i
it
i
i

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

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

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.).

The developer shall construct a public reclamation water system that will serve
each lot and or parcels that are located in the proposed project in accordance with
the City of Oceanside Ordinance No. 91-15. The proposed reclamation water
system shall be located in the public right-of-way or in a public utility easement.

A separate irrigation meter and approved backflow prevention device is required
and shall be displayed on the plans.

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.

A Grease, Oil, and Sand Interceptor, described by the Uniform Plumbing Code,
relating to automobile washing 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.
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164.  The following conditions of approval shall be met prior to building permit issuance:

a) If a restaurant or food service tenant occupies the property; a Grease, Oil, and Sand
Interceptor 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.

b) 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.

PASSED AND ADOPTED Resolution No. 2008-P77 on December 15, 2008 by the

following vote, to wit:

AYES:
NAYS:
ABSENT:
ABSTAIN:
Claudia Troisi, Chairperson
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. 2008-P77.

Dated: December 15. 2008
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Mitigation Monitoring and Reporting Program City of Oceanside, California

MITIGATION MONITORING AND REPORTING PROGRAM

Introduction

Mitigation Monitoring and Reporting Programs (MMRPs) are required by CE QA Section 21081.6
to be incorporated into project Environmental Impact Reports (EIRs) or Mitigated Negative
Declarations (MNDs) to ensure that the identified mitigation measures are implemented. The
MMRP describes changes to the project or conditions of project approval that mitigate or avoid
significant effects on the environment. This Section of the MND provides the MMRP which
addresses the current Melrose Station Commercial Center project proposed by Gatlin
Development Corporation. A brief description of the project is located below. The proposed
project is located within the City of Oceanside and the City is the Lead Agency under CEQA and
has approval authority over the pr oposed project.

Project Description Summary

The Melrose Station Commercial Center project would develop a 49,911 square foot (SF)
neighborhood commercial center with a total of seven buildings which are intended to serve
various retail uses. The proposed project would include an 11,421 SF small-format grocery
store, a 2,885 SF service station with approximately 10 pump stations and a drive-thru car
wash, a 4,500 SF retail/bank building with a drive-thru, and an additional 31,105 SF of general
retail space. The proposed project also would include a centralized parking lot with a total of
239 surface parking spaces of which 223 would be standard spaces and 16 would be handicap
accessible spaces. The total site area is approximately 7.4 acres and is currently subdivided
into two parcels. Using the proposed tentative map, the project would subdivide these two
existing parcels into a total of seven parcels, ranging in size from 0.56 acres to 2.12 acres.

The architectural style of the proposed neighborhood commercial center would be drawn from
traditional California train stations. Landscaping on-site would be provided in accordance with
the City’s Zoning Ordinance for Neighborhood Commercial projects and would be installed
around the perimeter of the project site, as well as intemally in the parking areas. Access to the
proposed project would be provided from four different points. One access point would be
located along Melrose Drive, and three access points would be provided along Oceanside
Boulevard. A bike trail would be constructed parallel to Melrose Drive near the western property
line and also along the eastern property line of the project site.

MMRP Format And Implementation

Mitigation measures that would reduce or eliminate potential environmental impacts of the
proposed project were identified in the Initial Study. The project mitigation measures will
become conditions of project approval, and the City of Oceanside is required to verify that all
adopted mitigation measures are implemented properly. To ensure compliance, this MMRP
(including checklists) has been formulated. It shall be adopted, along with CEQA Findings, by
the City of Oceanside as CEQA Lead Agency and must be administered by City of Oceanside
personnel from the Planning, Community Service (Engineering), and Building (Code
Enforcement) departments. No authorization to commence any activity on site shall be granted
except with the concurrence of the respective City Departments.

The checklist, which follows as Table 1, is intended to be used by the applicant,
grading/construction contractors, and personnel from the above-listed City Departments, as the
appointed mitigation implementation and monitoring entities. Information contained within the

Melrose Station Commercial Center (SCH No. 2008111035) Page 1



Mitigation Monitoring and Reporting Program City of Oceanside, California

checklist clearly identifies each mitigation measure, defines the conditions required to verify
compliance and delineates the monitoring schedule. Following is an explanation of the four
columns that constitute each MMRP checklist.

Column 1

Column 2

Column 3

Column 4

Mitigation Measures: An inventory of each mitigation measure is provided, with a
brief description.

Type: Each mitigation measure is classified as either Construction-related
Mitigation (CM) or Operational Mitigation (OM), based upon the following
definitions:

» Construction-related Mitigation — mitigation that requires monitoring during
project construction (e.g., dust control, road improvements);

e Operational Mitigation — mitigation that requires monitoring after the project
becomes operational (e.g., landscape maintenance, lighting).

Monitor: Identifies the senior staff person at the City who is responsible for
determining compliance with each mitigation measure and informing the Planning
Department regarding compliance.  This individual may assign specific
monitoring tasks to City staff or consulting specialists (e.g., biological monitor,
paleontological monitor).

Schedule: As scheduling is dependent upon the progression of the overall
project, specific dates are not used within the “Schedule” column. Instead,
scheduling describes a logical succession of events (e.g., prior to occupancy,
annually, etc.) and, if necessary, delineates a follow-up program.

Melrose Station Commercial Center (SCH No. 2008111035) Page 2
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INITIAL STUDY
City of Oceanside, California

1. PROJECT: MELROSE STATION COMMERICAL CENTER P-1-08, D-3-08, C-2-08,
C-3-08, C-4-08, and C-5-08

2. LEAD AGENCY: City of Oceanside

3. CONTACT PERSON & PHONE:
Juliana von Hacht
(760) 435-3520

4. PROJECT LOCATION: The 7.4-acre proposed project site is located in the City of
Oceanside, North San Diego County. The site is located southeast of the intersection of
Oceanside Boulevard and North Meirose Drive. The corporate limit of the Cities of Oceanside
and Vista forms the southern and eastern boundaries of the proposed site. For clarification
purposes, Oceanside Boulevard becomes West Bobier Avenue at the Oceanside-Vista city

boundary, located along the eastern edge of the project site.

5. APPLICANT:
Gatlin Development Corporation
3840 Via de la Valle, Suite 300
Del Mar, CA 92130
Kerry Bentin

6. GENERAL PLAN DESIGNATION: Neighborhood Com mercial.
7. ZONING: Neighborhood Com mercial (CN) District.

8. PROJECT DESCRIPTION:

The project proposes to develop a 49,911 square foot (SF) neighborhood commercial center
with a total of seven buildings which are intended to serve various retail uses. The
proposed project would include an 11,421 SF small-format grocery store, a 2,885 SF service
station with approximately 10 pump stations and a drive-thru car wash, a 4,500 SF
retail/bank building with a drive-thru, and an additional 31,105 SF of general retail s pace.

The architectural style of the proposed neighborhood commercial center would be drawn
from traditional California train stations. The architectural materials include a mix of brick
and stucco materials with clay tile roof lines, and a signature clock tower providing a central
focus to the site. The color palette is proposed to be a blend of natural dark brick tones and
light stucco colors with metal work accents and contemporary storefronts for retail tenants.
The proposed buildings wouid include roof lines of varying heights with architectural details
to break up large areas of the building facades.

Landscaping on-site would be provided in accordance with the City’s Zoning Ordinance for
Neighborhood Commercial projects and would be installed around the perimeter of the
project site, as well as internally in the parking areas. Along Melrose Drive, landscaping
would include low profile screening shrubs and groundcover with deciduous and evergreen
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street trees. Landscaping along the Oceanside Boulevard frontage of the project site would
also include low profile screening shrubs, groundcover, and deciduous and evergreen street
trees. From the intersection of Melrose Drive to the first project driveway on Oceanside
Boulevard, landscaping would be limited to groundcover. Landscaping along the remainder
of the Oceanside Boulevard frontage would include groundcover, vertical accent trees, and
deciduous and evergreen street trees. Landscaping on the internal portion of the project
site would include parking lot shade tr ees, groundcover, and vertical ac cent trees.

The total site area is approximately 7.4 acres and is currently subdivided into two parcels.
Using the proposed tentative map, the project would subdivide these two existing parcels
into a total of seven parcels, ranging in size from 0.56 acres to 2.12 acres.

The proposed project would include a centralized parking lot with a total of 239 surface
parking spaces of which 223 would be standard spaces and 16 would be handicap

accessible spaces.

Access to the proposed project would be provided from four different points. One access
point would be located along Melrose Drive. It would be designed as a right-in, right-out
with a short deceleration lane. Three access points would be provided along Oceanside
Boulevard. The first and farthest west would be designed as a right-in, right-out and a short
deceleration lane. It would be located in between the gas station and building 5. The
second access point along Oceanside Boulevard would be located just east of building 6. It
would also be designed as a right-in, right-out with a short deceleration lane. The third and
most eastern access point along Oceanside Boulevard would be located along the eastern
project boundary. It would be designed as a full-signalized intersection with a dedicated
right tum lane leading into the proposed site. Additional lanes would be provided at the
intersection, including a northbound left turn only lane, a northbound through/right turn only
lane, a westbound left tum only lane and an eastbound right turn only lane. A bike trail
would be constructed parallel to Melrose Drive near the western property line and als o along

the eastern property line of the project site.

A drainage and retention area exists offsite of the southwest site boundary; drainage from
the property would be directed to that area. Currently, train tracks lie along the southern
edge of the project site to serve the Sprinter station which is operated by the North County
Transit District and has been operating since January 2008. The closest Sprinter station is
easily accessible and located across the street from the site on the southwestern corner of
the Melrose Drive and Oceanside Boulevard intersection.

9. SURROUNDING LAND USE(S) AND PROJECT SETTING:

Onsite

The proposed project site is currently undeveloped and covered mostly with non-native
grassland that appears to be regularly disked as part of a fire maintenance program.

Offsite

Surrounding land uses include residential development to the east in the City of Vista, with
Oceanside Boulevard and Melrose Drive bordering the proposed site to the north and west.
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Commercial development lies west of Melrose Drive, and non-native grassland occurs north
of Oceanside Boulevard. The North County Transit District rail line and right-of-way for the
Sprinter light rail borders the property to the south. Additional residential development
exists in every direction on the outskirts of the immediate project vicinity. Additionally,
industrial development lies on the southern side of the project boundary, just south of the rail

line.

10. OTHER REQUIRED AGENCY APPROVALS:

None

11. PREVIOUS ENVIRONMENTAL DOCUMENTATION:

None

12. CONSULTATION:

The following documents were consuited in the preparation of this Initial Study.

» Tentative Map & Site Development Plans, October, 2008, Nasland Engineering

¢ Architecture package, September 19, 2008, Nudell A rchitects

Landscape Concept Plan, June 27, 2008, Parterre

o City of Oceanside General Plan, 2002, Cotton/B ridges/Associates

o City of Oceanside Zoning Ordinance

e City of Oceanside Subdivision Ordinance, F ebruary 27, 1991

Traffic Impact Analysis, February 29, 2008, Linscott, Law & Greenspan Engineers

e Traffic Impact Analysis Update Letter, June 18, 2008, Linscoft, Law & Greenspan
Engineers

e Acoustical Analysis Report, June 24, 2008, HELIX E nvironmental Planning

¢ Storm Water Mitigation Plan, October 2008, Nasland Engineering

¢ Preliminary Hydrology Study, September 19, 2008, Nasland Engineering

« Archaeological Survey Report, February 2008, ASM Affiliates

« Sewer Study, July 14, 2008, Nasland Engineering

» Biological Technical Report, June 20, 2008, HELIX E nvironmental Planning

¢ Preliminary Geotechnical Evaluation, September 18, 2007, EEI

e GeotechnicalUpdate for 2007 California Building Code, July 29, 2008, E El

o Phase | Environmental Site Assessment, February 27, 2008, EEI
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13.

14,

SUMMARY OF ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The project
would not affect any environmental factors resulting in a Potentially Significant Impact or
Potentially Significant Impact Unless Mitigated. A summary of the environmental factors
potentially affected by this project, consisting of a Potentially Significant Impact or Potentially
Significant Impact Unless Mitigated, include:

[0 Aesthetics [J Agricultural Resources [] Air Quality
X] Biological Resources [X] Cultural Resources [0 Geology and Soils
[0 Hazards and [0 Hydrology and Water  [X] Land Use & Planning
Hazardous Materials Quality
[] Mineral Resources Xl Noise [ Population & Housing
[C] Public Services [0 Recreation X Transportation/Traffic
[] Utilities and Service
Systems
ENVIRONMENTAL CHECKLIST

This section analyzes the potential environmental impacts which may result from the
proposed project. For the evaluation of potential impacts, the questions in the Initial Study
Checklist (Section 2) are stated and answers are provided according to the analysis
undertaken as part of the Initial Study. The analysis considers the project's short-term
impacts (construction-re lated), and its operational or day-to-day impacts. For each question,
there are four possible responses. They include:

No Impact. Future development arising from the project's implementation will not have any
measurable environmental impact on the environment and no additional analysis is required.

Less Than_Significant Impact. The development associated with project implementation will
have the potential to impact the environment; these impacts, however, will be less than the

levels or thresholds that are considered significant and no additional analysis is required.

Potentially Significant Unless Mitigated. The development will have the potential to

generate impacts which may be considered as a significant effect on the environment,
although mitigation measures or changes to the project’'s physical or operational
characteristics can reduce these impacts to levels that are less than significant.

Potentially Significant Impact. Future implementation will have impacts that are considered
significant, and additional analysis is required to identify mitigation measures that could

reduce these impacts to less than significant levels .
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Potentially

Potentially Significant Less than No
Significant Unless Significant | iImpact
Mitigated

14.1 AESTHETICS.
Would the project:

a. Have a substantial adverse effect
on a scenic vista? O ] O X

b. Substantially damage scenic
resources, including, but not
limited to trees, rock outcroppings, ] O ] X
and historic building along a State-
designated scenic highway?

c. Substantially degrade the existing
visual character or quality of the ] ] X ]
site and its surroundings?

d. Create a new source of substantial
light or glare which would
adversely affect day or nighttime O O X u
views in the area?

a) Have a substantial adverse effect on a scenic vista? No Impact. The project site is not
located within a scenic area. The site is surrounded on three sides by development,
including; residential uses adjacent to the proposed site to the east, a large industrial factory
building to the south, as well as a gas station, residential uses and current construction to the

west.

The site of the proposed development has been previously and continually disked. The only
natural area within the immediate area of the project is the northeast parcel of the Melrose
Drive/Oceanside Boulevard intersection. While this area has some scenic qualities, they are
minimal in nature. Furthermore, neither Melrose Drive nor Oceanside Boulevard has been
designated as a scenic highway under the City of Oceanside’s General Plan. Consequently,
development of the subject property would not have a substantial adverse impact on a scenic
vista. No impact would occur.

b) Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway? No Impact. No scenic
resources, such as trees, rock outcroppings or historic buildings are situated on-site. In
addition, the project site is not situated within the view shed of any designated scenic
highway. Thus, no impacts to scenic resources would occur with development of the

proposed project.

c) Substantially degrade the existing visual character or quality of the site and its
surroundings? Less than Significant. The proposed project is an infill development that




Initial Study/Environmental Checklist -6- City of Oceanside, Califomnia

d)

would continue the urban development that is characteristic of adjacent properties. The
proposed project would feature commercial-scale structures constructed of stucco, brick and
wood materials in the early train-era architectural style. Natural colors would be used.
Landscaping would be provided to complement the architecture and provide a cohesive
design. Development of the project would involve a moderate amount of grading with the
export of approximately 36,532 cubic yards of soil. The exported soil would be trucked to an
appropriate site per City of Oceanside engineering standards. The physical attributes of the
project would be compatible with the surrounding landscape and development patterns in
the area. Thus, although the project site would appear different from its existing condition,
the aesthetic impacts would be minimized by design and considered less than significant.

Create a new source of substantial light or glare which would adversely affect day or
nighttime views in the area? Less than Significant. The proposed project would involve
the addition of overhead parking lot lighting and structure lighting; however it would not be
substantial in character because the intensity and type of lighting fixtures would be
comparable to other urban development nearby. The City’s Light Pollution Ordinance
requires that all lighting be directed on-site to prevent light spillover onto adjacent areas.
The proposed project would be required to comply with this requirement per standard City
practice and thus, the proposed project would have a less than significant impact.

Potentially
Potentially  Significant Less than No
Significant Unless Significant Impact
Mitigated

14.2 AGRICULTURAL

RESOURCES.
Would the project:

Convert Prime Farmland, Unique
Farmland, Farmland of Statewide
Importance as depicted on maps

prepared pursuant to the Farmland O O O b
Mapping and Monitoring Program
of the CA. Resources Agency?

Conflict with existing zoning for
agricultural use, or a Williamson ] O M X

Act Contract?

Involve other changes in the
existing environment which, due to
their location or nature, could O O M X
result in conversion of Farmland,
to non-agricultural use?

Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to non-agricultural use? No
Impact. The proposed project site is composed of the following soils mapping units;
Tujunga sand, 0 to 5 percent slopes and Diablo clay, 2 to 9 percent slopes. Both of these
soil types meet the criteria for Farmland of Statewide Importance, as outlined in the U.S.
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b)

c)

Department of Agriculture’s Land Inventory and Monitoring Project for the San Diego area
soil survey. However, designated land uses within the project area do not currently support
agricultural uses and the proposed project site is not conducive to agricultural uses because
of the surrounding residential and commercial developments. Therefore, even though the
soil mapping units correspond to Farmland of Statewide Importance, implementation of the
project would not result in conflicts with potential agricultural uses for the proposed site.

Thus, no impact would occur.

Conflict with existing zoning for agricultural use, or a Williamson Act contract? No Impact.
The proposed project is located in an area zoned for Neighborhood Commercial uses;
agricultural designations do not occur within the project area and no Williamson Act
contracts apply. Therefore, implementation of the proposed project would not result in any
conflicts with existing zoning for agricultural use or a Williamson Act Contract and no impact

would occur.

Involve other changes in the existing environment which, due to their location or nature,
could result in conversion of Farmland, to non-agricultural use? No Impact. As previously
stated, neither the proposed project site nor any of the immediately surrounding parcels are
being used for agriculture purposes. Furthermore, the site or its surroundings do not
support any designated farmland. Thus, the proposed development would not impact

agriculture.

Potentially
Potentially Significant Less than No

Significant Unless Significant | lmpact
Mitigated

14.3 AIR QUALITY.

Would the project:

a. Conflict with or obstruct IZ

implementation of the applicable air D ] N
quality plan?

Violate an air quality standard or
contribute to an existing or projected ] N X Od

air quality violation?

Result in a cumulatively considerable
net increase of any criteria pollutant
for which the project region is non-
attainment under the applicable

federal or state ambient air quality O N I O
standard (including releasing
emissions which exceed quantitative
thresholds for ozone precursors)?




Initial Study/Environmental Checklist -8- City of Oceanside, California

Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated
14.3 AIR QUALITY (cont.)
Would the project:
d. Expose sensitive receptors to
substantial pollutant concentrations? u u X m
e. Create objectionable odors affecting a
substantial number of people? u O X O

a) Conflict with or obstruct implementation of the applicable air quality plan? No Impact. The
project site is located within the San Diego Air Basin (SDAB), which is governed by the San
Diego Air Pollution Control Board (SDAPCD). In order to reduce emissions within the air
basin, The SDACPD has developed a series of policies and guidelines collectively known as
the Regional Air Quality Strategy (RAQS). As emission control is generally beyond the
control of individual projects, the RAQS are intended to be implemented by local
governments. Because the RAQS are based on population projections provided by local
agencies, individual developments are covered by the RAQS provided the developments
are consistent with the population projections. As the proposed project would be consistent
with the City’s General Plan and Zoning, it would not confiict with the RAQS and no impact

would occur.

b) Violate any air quality standard or contribute substantially to an existing or projected air
quality violation? Less than Significant. Neither construction nor long-term use of the site
would contribute substantially to air quality problems currently experienced in the San Diego
Air Basin. While construction would generate temporary air emissions related to equipment
operation and dust generation, several factors serve to reduce these impacts to less than
significant levels. Rough grading is the biggest generator of dust and construction
equipment emissions. However, the project site is not large and construction process would
implement dust control measures in accordance with the City of Oceanside’s Grading
Ordinance (Ordinance Nos. 81-20, 92-15, and 82-43), which require discretionary approval
of applicable grading and excavation activities.

The primary long-term source of air emissions will be automobile trips related to the
commercial retail use. Although the project-generated traffic would contribute emissions to
the SDAB, the contribution would be minimal and constitute a less than significant impact.
In addition, the project site is located near a Sprinter station and would feature a bike trail
along its eastern property line and along its western property line, parallel to Melrose Drive
that would connect with the regional and City trail systems; these features would provide
employees and patrons access to the alternative transportation network, which could assist

in reducing project-related trips.
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c)

d)

Result in a cumulatively considerable net increase of any criteria pollutant for which the
project region is non-attainment under an applicable federal or state ambient air quality
standard (including releasing emissions which exceed quantitative thresholds for ozone
precursors)? Less than Significant. Although the SDAB is in non-attainment for ozone and
PM-10, the proposed project is consistent with the RAQS; therefore the projects’
contribution to cumulative air emissions impacts in the SDAB would be less than significant.

The project site is located within the San Diego Air Basin (SDAB), which is governed by the
San Diego Air Pollution Control Board (SDAPCD). In order to reduce emissions within the
air basin, The SDACPD has developed a series of policies and guidelines collectively known
as the Regional Air Quality Strategy (RAQS). As emission control is generally beyond the
control of individual projects, the RAQS are intended to be implemented by local
governments. Because the RAQS are based on population projections provided by local
agencies, individual developments are covered by the RAQS provided the developments
are consistent with the population projections. As the proposed project would be consistent
with the City’s General Plan and Zoning, it would not conflict with the RAQS and no impact

would occur.

Neither construction nor long-term use of the site would contribute substantially to air quality
problems currently experienced in the San Diego Air Basin. While construction would
generate temporary air emissions related to equipment operation and dust generation,
several factors serve to reduce these impacts to less than significant levels. Rough grading
is the biggest generator of dust and construction equipment emissions. However, the
project site is not large and construction process would implement dust control measures in
accordance with the City of Oceanside’'s Grading Ordinance (Ordinance Nos. 81-20, 92-15,
and 82-43), which require discretionary approval of applicable grading and excavation
activities.

The primary long-term source of air emissions will be automobile trips related to the
commercial retail use. Although the project-generated traffic would contribute emissions to
the SDAB, the contribution would be minimal and constitute a less than significant impact.
In addition, the project site is located near a Sprinter station and would feature a bike trail
along its eastern property line and along its western property line, parallel to Melrose Drive
that would connect with the regional and City trail systems; these features would provide
employees and patrons access to the altemative transportation network, which could assist

in reducing project-relat ed trips.

Expose sensitive receptors to substantial pollutant concentrations? Less than Significant.
Although construction and operation of the project would increase vehicle trips on local
roadways and result in associated air pollutants, these increases would not significantly
contribute to increased poliution levels because with project traffic accounted for none of the
studied intersections would operate at degraded levels of service (i.e., LOS E or F) after
mitigation is implemented and there is no potential for elevated concentrations of carbon
monoxide (or hotspots) in the vicinity of nearby sensitive receptors, such as residences. In
addition, the increases in emissions were planned by the City per the site’s Land Use
designation in the General Plan, with which the project complies. Thus, no sensitive
receptors would be expos ed to substantial pollutant levels related to the pr oposed project.
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e) Create objectionable odors affecting a substantial number of people? Less than
Significant. Although odors associated with construction equipment exhaust, asphalt, and
architectural coatings would be generated during construction, these odors would be
temporary and are not likely to be noticed beyond the project boundaries. During long-term
operation of the proposed project, odors associated with proposed uses, such as the gas
station and the market, would occur. The proposed gas station is located in the
northwestern comer of the project site, and is not located adjacent to the residences to the
east of the project site. Given the distance between the proposed gas station and the
residences, odors associated with the gas station would not likely be noticed by these
residents. Objectionable odors associated with the proposed market uses could occur from
produce/meat that has been discarded in outdoor solid waste receptacles. However, trash
on-site would be disposed of in approved containers and enclosed properly. Solid waste
generated by the proposed on-site uses would be collected by a contracted waste hauler,
ensuring that any potential odors resulting from the proposed uses would be adequately
managed, resulting in a less than signific ant impact.

Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated

14.4 BIOLOGICAL RESOURCES.
Would the project:

a. Have a substantial adverse effect,
either directly or through habitat
modifications, on any species
identified as a candidate, sensitive, or
special status species in local or O k4 O u
regional plans, policies, or regulations,
or by the California Department of Fish
and Game or the USFWS?

b. Have a substantial adverse effect on
any riparian habitat or other sensitive
natural community identified in local or
regional plans, policies, regulations or ] X ] W
by the California Department of Fish
and Game (DFG) or U.S. Fish and
Wildlife Service?
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Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated

14.4 BIOLOGICAL RESOURCES
(cont.) Would the project:

c. Have a substantial adverse effect on
federally protected wetlands as
defined by Section 404 of the Clean
Water Act (including, but not limited to, ] 0
marsh, vernal pool, coastal, etc.)
through  direct removal, filling,
hydrological interruption, or other
means?

d. Interfere  substantially with the
movement of any native resident or
migratory fish or wildlife species or
with established native resident or o U o X
migratory wildlife corridors, or impede
the use of native wildlife nursery sites?

e. Conflict with any local policies or
ordinances protecting biological
resources, such as tree preservation U U o X
policy/ordinance?

f. Conflict with the provisions of an
adopted Habitat Conservation Plan,
Natural Community Conservation ] X il O
Plan, or other approved local, regional,
or state habitat conservation plan?

O
X

a. Have a substantial adverse effect, either directly or through habitat modifications, on any
species identified as a candidate, sensitive, or special status species in local or regional
plans, policies, or regulations, or by the California Department of Fish and Game or the
USFWS? Potentially Significant Unless Mitigated. The biological resources that are
present on the approximately 7.4 acre project site were mapped and detailed in a Biological
Technical Report completed by HELIX in June 2008.

All areas proposed for development within the site have been regularly disked as part of a
fire maintenance program. No federally or state listed plant or animal species occur on the
property because of the repeated disking. Although there is a small amount (0.2 acre) of
disturbed Diegan coastal sage scrub on site, it is of poor habitat quality, too small in size,
and too isolated to support the federally listed threatened coastal California gnatcatcher.
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Additionally, the property is outside of the U.S. Fish and Wildlife Service (USFWS) federally
listed endangered Quino checkerspot butterfly recommended survey area. Thus, the
proposed project would have a less than significant direct impact on candidate, sensitive, or

special status species.

Indirect impacts to sensitive biological resources could result from noise associated with
grubbing, clearing, and/or grading. Noise-related impacts would be considered significant if
sensitive avian species were displaced from their nests and failed to breed. Birds nesting
within any area exposed to noise exceeding ambient levels or 60 dB L., (whichever is
greater) may be significantly impacted. Implementation of mitigation would reduce indirect
impacts to avian species associated with noise to a less than significant level.

The use of invasive non-native species in project landscaping could resuit in the spread of
non-natives into the habitat to the north of the project site. This is a significant impact,
requiring mitigation. Implementation of mitigation would reduce indirect impacts associated
with invasive species to a less than significant level.

Mitigation Measures
The following mitigation measures are required to mitigate significant indirect impacts to a

less than significant level.

Mitigation Measure Bio 01 - If grubbing, clearing, and/or grading would occur during the
breeding season for raptersnesting birds, a pre-construction survey shall be conducted by a
qualified biologist to determine if these species occur within 500 feet of such activity. If
there are no rapters-birds nesting (includes nest building or other breeding/nesting behavior)
within this area, development shall be allowed to proceed. However, if rapters—birds are
observed nesting or displaying breeding/nesting behavior within 500 feet of such activity of
such activity, construction shall (1) be postponed until all nesting (or breeding/nesting
behavior) has ceased or until after July-August 31 (for raptersall breeding birds); or (2) a
temporary noise barrier or berm shall be constructed at the development footprint edge to
ensure that noise levels are reduced to ambient or below 60 dB L., whichever is greater.
Alternatively, the use of construction equipment could be scheduled to keep noise levels
below ambient or 60 dB L.q as appropriate in lieu of or in concert with a wall or other noise

barrier.

Mitigation Measure Bio 02 - To ensure MBTA compliance, native vegetation clearing shalil
occur outside the breeding season of most avian species (February 15 through July-August
31). Clearing during the breeding season of MBTA covered species could occur if it is
determined that no nesting birds (or birds displaying breeding/nesting behavior) are present
immediately prior to clearing. As described in Mitigation Measure Bio - 01, a pre-
construction survey shall be conducted to determine if breeding or nesting avian species

occur within areas impacted.

Mitigation_Measure Bio 03 - To prevent the spread of non-native vegetation and noxious
weeds, landscaping within the development area shall avoid the use of invasive non-native

plants as provided in the Draft Subarea Plan Table 5-5 and/or the California Invasive Plant
Inventory prepared by the California Invasive Plant Council (2006).
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b. Have a substantial adverse effect on any riparian habitat or other sensitive natural
community identified in local or regional plans, policies, regulations or by the California
Department of Fish and Game (DFG) or U.S. Fish and Wildlife Service? Potentially
Significant Unless Mitigated. No jurisdictional wetland/riparian communities, Waters of
the U.S. or streambeds occur on the project site. Vegetation on-site consists of disturbed
Diegan coastal sage scrub, non-native grassland, disturbed habitat, and developed land. Of
these four vegetation types, disturbed Diegan coastal sage scrub and non-native grassland
are considered sensitive habitat by the City. Implementation of the proposed project would
result in direct on-site impacts to 0.2 acre of disturbed Diegan coastal sage scrub and 6.7
acres of non-native grassland. The proposed project would also resuit in direct off-site
impacts to 0.1 acre of disturbed Diegan coastal sage scrub and less than 0.1 acre of non-
native grassland. Impacts to these two sensitive communities are considered significant,
requiring mitigation. The proposed project would also result in direct on-site impacts to 0.4
acre of disturbed habitat and direct off-site impacts to 0.4 acre of disturbed habitat. The
project site is located within Off Site Mitigation Zone [l of the Draft Subarea Plan (AMEC
Earth & Environmentai and Conservation Biology Institute, April 2004). The loss of disturbed
habitat within Off Site Mitigation Zone I is a significant impact, requiring mitigation.

Mitigation Measures

The following addresses significant impacts to disturbed Diegan coastal sage scrub, non-
native grassland and disturbed habitat and would reduce them to a less than significant
level. The measures comply with the Draft Subarea Plan.

Mitigation Measure Bio 04 - Impacts to 0.3 acre of disturbed Diegan coastal sage scrub and
6.8 acres of non-native grassland shall be mitigated at 2:1 and 0.5:1 ratios, respectively,

through off-site aequisition—restoration and/or acquisition of appropriate habitat_within the

City at an approved mitigation bank, a Pre-Approved Mitigation Bank, or within the Wildlife

Corridor Planning Zone, in consultation with the City and resource agencies. erthrough
= Draft-Suba - an i 2 8 d H N 26 3 m = e A58 val he
mitigation area shall be managed in perpetuity , to the satisfaction of the resource age ncies.

Mitigation Measure Bio 05 - Impacts to 0.8 acre of disturbed habitat shall be subject to a
Habitat Development Fee pursuant to the Draft Subarea Plan, if the Draft Subarea Plan is

approved and fee is in place at time of project approval.

c. Have a substantial adverse effect on federally protected wetlands as defined by Section 404
of the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological interruption, or other means? No Impact. No
jurisdictional wetland/riparian communities, Waters of the U.S. or streambeds are present
on-site. As a result, no impacts would occur in this regard.

d. Interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory wildlife corridors, or impede the use
of native wildlife nursery sites? No Impact. Project implementation would not interfere with
the movement of any native resident or migratory fish or wildlife species, with established
native resident or migratory wildlife corridors, or impede the use of native wildlife nursery
sites. The project site is not located within the boundaries of the Wildlife Corridor Planning
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Zone identified in the Draft Oceanside Subarea Habitat Conservation Plan/Natural
Communities Conservation Plan for the Multiple Habitat Conservation Program. The project
site is also not located within the regional corridor for coastal California gnatcatcher. The
highly disturbed nature of the project site, coupled with the lack of drainage features present
on site limits the site’s potential to function as a local corridor. For these reasons, no impacts
associated with wildlife corridors would occur.

e. Conflict with any local policies or ordinances protecting biological resources, such as tree
preservation policy/ordinance? No Impact. As indicated earlier, the development will be
confined to a regularly disked area which does not support biological resources and no

impacts would occur.

f. Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan?
Potentially Significant Unless Mitigated. The project site is located in Off-site Mitigation
Zone |l of the Oceanside Subarea Habitat Conservation Plan/Natural Communities
Conservation Plan (HCP/NCCP), which states that natural vegetation may be removed in
this zone subject to plan guidelines and compliance with off-site mitigation requirements.
Impacts may be mitigated in any appropriate mitigation area within the City, including
existing mitigation banks, Pre-Approved Mitigation Areas, or vacant lands within the Wildlife

Corridor Planning Zone.

The biological resources that are present on the approximately 7.4 acre project site were
mapped and detailed in a Biological Technical Report completed by HELIX in June 2008.

All areas proposed for development within the site have been regularly disked as part of a
fire maintenance program. No federally or state listed plant or animal species occur on the
property because of the repeated disking. Although there is a small amount (0.2 acre) of
disturbed Diegan coastal sage scrub on site, it is of poor habitat quality, too small in size,
and too isolated to support the federally listed threatened coastal C alifornia gnatcatcher.

Additionally, the property is outside of the U.S. Fish and Wildlife Service (USFWS) federally
listed endangered Quino checkerspot butterfly recommended survey area. Thus, the
proposed project would have a less than significant direct impact on candidate, sensitive, or

special status species.

Indirect impacts to sensitive biological resources could result from noise associated with
grubbing, clearing, and/or grading. Noise-related impacts would be considered significant if
sensitive avian species were displaced from their nests and failed to breed. Birds nesting
within any area exposed to noise exceeding ambient levels or 60 dB L.q (whichever is
greater) may be significantly impacted. Implementation of mitigation would reduce indirect
impacts to avian species associated with noise to a less than significant level.

The use of invasive non-native species in project landscaping could result in the spread of
non-natives into the habitat to the north of the project site. This is a significant impact,
requiring mitigation. Implementation of mitigation would reduce indirect impacts associated
with invasive species to a less than significant level.
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No jurisdictional wetland/riparian communities, Waters of the U.S. or streambeds occur on
the project site. Vegetation on-site consists of disturbed Diegan coastal sage scrub, non-
native grassland, disturbed habitat, and developed land. Of these four vegetation types,
disturbed Diegan coastal sage scrub and non-native grassland are considered sensitive
habitat by the City. Implementation of the proposed project would result in direct on-site
impacts to 0.2 acre of disturbed Diegan coastal sage scrub and 6.7 acres of non-native
grassiand. The proposed project would also result in direct off-site impacts to 0.1 acre of
disturbed Diegan coastal sage scrub and less than 0.1 acre of non-native grassland.
Impacts to these two sensitive communities are considered significant, requiring mitigation.
The proposed project would also result in direct on-site impacts to 0.4 acre of disturbed
habitat and direct off-site impacts to 0.4 acre of disturbed habitat.

Mitigation Measures

The following mitigation measures are required to mitigate significant direct and indirect
impacts to a less than significant level. The measures comply with the Draft Subarea Plan
(AMEC Earth & Environmental and Conservation B iology Institute, April 2004).

Mitigation Measure Bio 01 - If grubbing, clearing, and/or grading would occur during the
breeding season for raptersnesting birds, a pre-construction survey shall be conducted by a
qualified biologist to determine if these species occur within 500 feet of such activity. If
there are no rapters-birds nesting (includes nest building or other breeding/nesting behavior)
within this area, development shall be allowed to proceed. However, if rapters-birds are
observed nesting or displaying breeding/nesting behavior within 500 feet of such activity of
such activity, construction shall (1) be postponed until all nesting (or breeding/nesting
behavior) has ceased or until after July-August 31 (for raptersall breeding birds); or (2) a
temporary noise barrier or berm shall be constructed at the development footprint edge to
ensure that noise levels are reduced to ambient or below 60 dB L., whichever is greater.
Alternatively, the use of construction equipment could be scheduled to keep noise levels
below ambient or 60 dB Leq as appropriate in lieu of or in concert with a wall or other noise

barrier.

Mitigation Measure Bio 02 - To ensure MBTA compliance, native vegetation clearing shall
occur outside the breeding season of most avian species (February 15 through July-August
31). Clearing during the breeding season of MBTA covered species could occur if it is
determined that no nesting birds (or birds displaying breeding/nesting behavior) are present
immediately prior to clearing. As described in Mitigation Measure Bio 01, a pre-construction
survey shall be conducted to determine if breeding or nesting avian species occur within

areas impacted.

Mitigation Measure Bio 03 - To prevent the spread of non-native vegetation and noxious
weeds, landscaping within the development area shall avoid the use of invasive non-native

plants as provided in the Draft Subarea Plan Table 5-5 and/or the California Invasive Plant
Inventory prepared by the California Invasive Plant Council (2006).

Mitigation Measure Bio 04 - Impacts to 0.3 acre of disturbed Diegan coastal sage scrub and
6.8 acres of non-native grassland shall be mitigated at 2:1 and 0.5:1 ratios, respectively,

through off-site aequismen—restoratlon and/or acgunsmon of appropnate habltat wnthm the
Ci bank, a P d Miti Bank
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Corridor Planning Zone, in consultation with the City and resource agencies.—er-through
ApH : pproval-__The

mitigation area shall be managed in perpetuity , to the satisfaction of the resource age ncies.

Mitigation Measure Bio 05 - Impacts to 0.8 acre of disturbed habitat shall be subject to a
Habitat Development Fee pursuant to the Draft Subarea Plan, if the Draft Subarea Plan is

approved and fee is in place at time of project approval.

Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated
14.5 CULTURAL RESOURCES.
Would the project:
a. Cause a substantial adverse
change in the significance of a <
historical resource as defined in O O L X
§15064.5 of CEQA?
b. Cause a substantial adverse
change in the significance of an
archaeological resource pursuant o L X O
to §15064.5 of CEQA?
c. Directly or indirectly destroy a
unique paleontological resource
or site or unique geologic O 2 O 0
feature?
d. Disturb any human remains,
including those interred outside of O O d [
formal cemeteries?

a. Cause a substantial adverse change in the significance of a historical resource as defined in
§15064.5 of CEQA? No Impact. The cultural resources that are present on the 7.4 acre
project site were detailed in an Archaeological Resources Survey by ASM Affiliates in
February 2008. A records search and pedestrian survey of the project site did not reveal
any potentially significant historic resources within or near the proposed project site. No
impact to historical resources would occur as a result of project implementation.

b. Cause a substantial adverse change in the significance of an archaeological resource
pursuant to §15064.5 of CEQA? Less than Significant. A records search conducted for
the project determined that one prehistoric site has previously been recorded partially within
the project site; however, records for the recorded site did not delineate site boundaries and
were not to scale. The actual location of the recorded resource and whether or not it was
located within the project site was not clear from the records search. A field survey was
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conducted to determine the presence or absence of the previously recorded site within the
project boundaries. While a milling feature (located on a boulder) was present near the
documented resource location, further analysis indicated that the boulder containing the
feature was not in its original location and had been moved onto the project site. Subsurface
excavations were conducted within the boundaries of the previously documented resource;
however, no other evidence of any buried cultural material was found. Thus, it was
determined that the prehistoric milling feature identified during the field visit had been moved
to its location on the project site, and that the previously recorded prehistoric site was not
actually located within the project boundaries. Impacts to archaeological resources would be

less than significant.

c. Directly or indirectly destroy a unique paleontological resource or site or unique geologic
feature? Potentially Significant Unless Mitigated. The proposed project site is located
within a natural geomorphic province in southwestern California known as the Peninsular
Ranges. The formation underlying the project site is the middle Eocene-age Santiago
Formation. In this location the formation consists of claystone units and sandstone deposits,
likely making it a part of Member “A” of the Santiago Formation. Member “A” of the Santiago
Formation is assigned a moderate paleontological resource sensitivity rating. Grading of the
formation has the potential to impact fossil resources and therefore, impacts are potentially

significant unless mitigated.

Mitigation Measures

Implementation of the following mitigation measures would reduce the described potential
impacts to paleontological resources below a level of significance.

Mitigation Measure Paleo 01 - Prior to issuance of a grading permit, the applicant shall
provide verification that a qualified paleontologist and paleontological monitor have been

retained to implement the monitoring program. A qualified paleontologist is defined as an
individual with a Ph.D. or M.S. degree in paleontology or geology who is a recognized expert
in the application of paleontological procedures and techniques. A qualified paleontological
monitor is defined as an individual who has experience in the collection and salvage of fossil
materials and who is working under the supervision of a qualified pal eontologist.

Mitigation Measure Paleo 02 - The qualified paleontologist or paleontological monitor shall
attend any preconstruction meetings to discuss grading plans with the grading and
excavation contractor. The requirement for paleontological monitoring shall be noted on the

project construction drawings.

Mitigation Measure Paleo 03 - The paleontologist or paleontological monitor shall be on site
full-time during the initial cutting of previously undisturbed areas of the Santiago Formation
to inspect for well-preserved fossils. Monitoring may be increased or decreased at the
discretion of the qualified paleontologist in consultation with the City, and shall occur only

when excavation activities affect the noted geologic formation.

Mitigation Measure Paleo 04 - In the event that well-preserved fossils are found, the
paleontologist shall have the authority to direct the project engineer to divert, direct, or
temporarily halt construction activities in the area of discovery to allow evaluation and
recovery of fossil remains. Because of the potential for recovery of fossil remains, it may be
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necessary to set up a screen-washing operation on site. The paleontologist shall
immediately notify City staff of such finding at the time of discovery. The City shall respond
to the finding within 48 hours and shall approve salvaging procedures to be performed
before construction activities in the subject area(s) are allowed to resume.

Mitigation Measure Paleo_ 05 - Fossil remains shall be cleaned, sorted, catalogued, and then
deposited in a scientific institution that houses paleontological collections (such as the San

Diego Natural History Museum). The qualified paleontologist shall be responsible for
preparation of fossils to a point of identification, and shall submit a copy of a letter of
acceptance from a local qualified curation facility to the City. A qualified curation facility is
defined as a research institution with a permanent commitment to long-term care of
paleontological collections. Such an institution shall have professional curatorial staff. If the
fossil collection is not accepted by a local qualified facility for reasons other than inadequate
preparation of specimens, the project paleontologist shall contact the City to suggest an
alternative disposition of the collection.

Mitigation Measure Paleo 06 - A monitoring results report, with appropriate graphics,
summarizing the results, analyses and conclusions of the above program, even if negative,

shall be submitted to the City for approval within three months following the termination of
the paleontological monitoring program. Any discovered fossil sites shall be recorded at the
San Diego Natural History Museum by the qualified paleontologist.

Implementation of the proposed project would result in significant potential impacts to
paleontological resources in association with proposed grading and excavation in previously
undisturbed areas of the Santiago Formation. With implementation of the above mitigation
measures, the described impacts to sensitive paleontological resources would be reduced
below a level of significance. Thus, development of the property would not have a significant
impact on paleontological resources.

d. Disturb any human remains, including those interred outside of formal cemeteries? No
Impact. There are no known grave sites within the project limits. Therefore, the
disturbance of human remains is not anticipated. However, in the unlikely event that human
remains are encountered during project construction, State Health and Safety Code Section
7050.5 states that no further disturbance shall occur until the County Coroner has made a
determination of origin and disposition pursuant to Public Resources Code Section 5097.98,
The County Coroner must be notified of any human remains find immediately. If the remains
are determined to be prehistoric, the Coroner will notify the Native American Heritage
Commission (NAHC) which will determine and notify a Most Likely Descendant (MLD). With
the permission of the landowner or his/her authorized representative, the MLD may inspect
the site of the discovery, and shall complete the inspection within 24 hours of notification by
the NAHC. The MLD will have the opportunity to make recommendations to the NAHC on

the disposition of the remains.
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Potentially

Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated

14.6 GEOLOGY AND SOILS.
Would the project:

a. Expose people or structures to
potential substantial adverse effects,
including the risk of loss, injury, or
death involving (i.) rupture of a known
earthquake fault, as delineated on the
most recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the State
Geologist, or based on other O O b O
substantial evidence of a known fault
(Refer to DM&G Pub. 42)?; or, (ii)
strong seismic ground shaking?; or,
(iii) seismic-related ground
failure, including liquefaction?; or, (iv)
landslides?

b. Result in substantial soil erosion or the
loss of topsoil? O O X O

c. Be located on a geologic unit or soil
that is unstable, or that would become
unstable as a result of the project, and
potentially result in on-site or off-site . u X O
landslide, lateral spreading,
subsidence, liquefaction or collapse?

d. Be located on expansive soil, as
defined in Table 18- 1-B of the 1994
UBC, creating substantial risks to life O O 0 O
or property?

e. Have soils incapable of adequately
supporting the use of septic tanks or
alternative waste water disposal ] ] 0 X
systems where sewers are not
available for the disposal of waste
water?

a) Expose people or structures to potential substantial adverse effects, including the risk of
loss, injury, or death involving:
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ai-alj) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo

aiii)

aiv)

b)

Earthquake Fault Zoning Map issued by the State Geologist for the area or based on
other substantial evidence of a known fault or to strong seismic ground shaking? Less
than Significant. According to the Preliminary Geotechnical Evaluation, (EEI
Geotechnical & Environmental Solutions, September 2007), the subject property is not
located within a California Geological S urvey (CGS) Earthquake Fault Zone.

However, southern California is a seismically active region likely to experience, on
average, one earthquake of Magnitude 7.0, and ten (10) earthquakes of Magnitude 6.0
over a period of 10 years. Active faults are those faults that are considered likely to
undergo renewed movement within a period of concem to humans. These include faults
that are currently slipping, those that display earthquake activity, and those that have
historical surface rupture. The California Geological Survey (CGS) defines active faults
as those which have had surface displacement within Holocene times (about the last

11,000 years).

There are several active and potentially active fault zones that could affect the project
site. The faults within these zones include the Newport-Inglewood-Rose Canyon Fault
zone, the Elsinore Fault zone, the San Jacinto Fault zone and the San Andreas Fault
zone. The proposed project would be required to be in conformance with the Uniform
Building Code (UBC), the City's Seismic Hazard Mitigation Ordinance, and other
applicable standards. Conformance with these regulations as well as standard
engineering practices and design criteria would reduce the effects of seismic

groundshaking to les s than significant levels.

Seismic-related ground failure, including liquefaction? Less than Significant.
Liquefaction generally occurs as a “quicksand” type of ground failure caused by strong
groundshaking. The primary factors influencing liquefaction potential include
groundwater, soil type, relative density of the sandy soils, confining pressure, and the
intensity and duration of groundshaking. According to the City of Oceanside General
Plan, the project area is not susceptible to liquefaction hazards. Additionally, the
geotechnical evaluation indicates that due to the relatively dense nature of earth materials
exposed at the surface or underlying the site at shallow depths, the potential for
liquefaction occurring at the site is considered very low to low. Thus, impacts in this
regard would be less than significant.

Landslides? Less than Significant. According to the Phase | Environmental Site
Assessment (EEI Geotechnical & Environmental Solutions, August 2007), the proposed
project site appears to be underlain by the lower to middle member of the middle
Eocene-age Satiago formation. Although this member is prone to landslides in north
San Diego County, regional mapping does not exhibit slope instability in the immediate
vicinity. Further, site stabilization and soil compaction requirements required by project
geotechnical investigation and design parameters established by the most recent UBC
and the City’s Seismic Hazard Mitigation Ordinance would reduce any potential impacts
to less than significant levels.

Result in substantial soil erosion or the loss of topsoil? Less than Significant. The
dominant soil unit of the subject property is the Tujunga sand which covers the majority
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d)

e)

of the Melrose Station Market site. The Diablo clay was mapped covering the northeast
corner and eastern edge of the M arket site and the future residential parcel.

The Tujunga Series soils consist of deep, excessively drained sands derived from
granitic bedrock. This soil forms on alluvial fans and flood plains. Permeability is rapid.
Runoff is very slow to slow and the erosion hazard is slight.

The Diablo Series soil consists of well-drained, moderately deep to deep clays derived
from soft, calcareous sandstone and shale. Permeability is slow. Runoff is slow to
medium and the erosion hazard is slight to moderate. As such, significant impacts are

not anticipated in this regard.

Be located on a geologic unit or soil that is unstable, or that would become unstable as a
result of the project, and potentially resuit in on- or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse? Less than Significant. According to the
Preliminary Geotechnical Evaluation and as previously discussed, the nature of the
geologic units that underlie the proposed project site include relatively dense claystone
units, massive sandstone deposits and middle Cretaceous-age granitic bedrock, which
all correspond to a low potential for liquefaction. Additionally, conformance with the
Uniform Building Code/California Building Code (UBC/CBC) standards would ensure
that stability of the completed project. Accordingly, significant impacts are not
anticipated in this regard.

Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code
(1997), creating substantial risks to life or property? Less than Significant. Based on
the Preliminary Geotechnical Evaluation, it is anticipated that the site is underlain by
claystones and sandstones typically associated with the Satiago Formation. The
Expansion Index of tested onsite soils is generally low to high. Adherence to standard
engineering practices contained within the most recent UBC will reduce any potential

impacts to less than significant levels.

Have soils incapable of adequately supporting the use of septic tanks or alternative
wastewater disposal systems where sewers are not available for the disposal of
wastewater? No Impact. The proposed project will utilize the public sewer system.

Thus, no impact would occur.
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Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated
14.7 HAZARDS AND HAZARDOUS
MATERIALS.
Would the project:
a. Create a significant hazard to the
public or the environment through the 0 m X ]

routine transport, use, or disposal of
hazardous materials?

b. Create a significant hazard to the
public or the environment through
reasonably foreseeable conditions O O X O
involving the release of hazardous
materials into the environment?

c. Emit hazardous emissions or handle
hazardous or acutely hazardous
materials, substances, or waste within O ] O X
one-quarter mile of an existing or
proposed school?

d. Be located on a site which is included
on a list of hazardous materials sites
compiled pursuant to Government
Code Section 65962.5 and, as a O O ] X
result, would it create a significant
hazard to the public or the
environment?

e. For a project located within an airport
land use plan or, where such a plan
has not been adopted, within two
miles of a public airport or public use O O O X
airport, would the project resuit in
safety hazard for people residing or
working in the project area?

f. For a project within the vicinity of a
private airstrip, would the project
result in a safety hazard for people | O ] X
residing or working in the project
area?
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Potentially

Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated

14.7 HAZARDS AND HAZARDOUS

MATERIALS (cont.)
Would the project:

Impair implementation of or physically
interfere with an adopted emergency

response plan or  emergency o L O X
evacuation plan?

Expose people or structures to a
significant risk of loss, injury or death
involving wildland fires, including

where wildlands are adjacent to L] O O X
urbanized areas or where residences
are intermixed with wildlands?

a)

b)

c)

Create a significant hazard to the public or the environment through the routine transport,
use, or disposal of hazardous materials? Less than Significant. The proposed project
would involve the installation of a ten-pump gas station. As such, gasoline would be
routinely delivered to the site. The gas station would comply with all applicable regulations
related to storage, transportation and disposal of hazardous materials. Compliance with
such regulations would reduce impacts to less than significant levels.

Create a significant hazard to the public or the environment through reasonably foreseeable
upset and accident conditions involving the release of hazardous materials into the
environment? Less than Significant. The proposed project is not anticipated to result in a
substantial release of hazardous materials into the environment. During the short-term
period of project construction, there is the possibility of accidental release of hazardous
substances such as spilling of hydraulic fluid or diesel fuel associated with construction
equipment maintenance. The level of risk associated with the accidental release of these
hazardous substances is not considered significant due to the small volume and low
concentration of hazardous materials. Furthermore, the contractor will be required to use
standard construction controls and safety procedures which would avoid and minimize the
potential for accidental release of such substances into the environm ent.

Long-term use of the property for commercial purposes could generate hazardous materials
related to the application of pesticides and fertilizers to landscaping as well as the release of
poliutants related to automobiles (e.g. oil, gas and brake lining). However, as discussed
earlier, conformance with the applicable regulations would reduce and treat the associated
hazardous materials resulting from use of the completed project. Thus, significant impacts
are not anticipated in this regard an d impacts would be less than si gnificant.

Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances,
or waste within one-quarter mile of an existing or proposed school/? No Impact. No existing
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d)

e)

g)

h)

or proposed school facilities are located within a one-quarter mile radius of the project site.
No impact would occur.

Be located on a site which is included on a list of hazardous materials sites compiled
pursuant to Government Code Section 65962.5 and, as a result, would it create a significant
hazard to the public or the environment? No Impact. The proposed project site is not
included on a list of sites containing hazardous materials, and would not result in a
significant hazard to the public or to the environm ent; thus, no impact would occur.

For a project located within an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, would the project result in
a safety hazard for people residing or working in the project area? No Impact. The
proposed project site is not located within an airport land use-plan or within two miles of a
public airport and would not result in a safety hazard for people residing or working in the
project area. The nearest airport, Oceanside Municipal Airport, is located approximately
seven miles to the southeast and, given the project's distance from that airport, no
significant impacts are anticipated. No impact would occur.

For a project within the vicinity of a private airstrip, would the project result in a safety hazard
for people residing or working in the project area? No Impact. The proposed project site is
not located within the vicinity of a private airstrip and would not result in a safety hazard for
people residing or working in the pro ject area. No impact would occur.

Impair implementation of or physically interfere with an adopted emergency response plan
or emergency evacuation plan? No Impact. The proposed project would have no impacts
on emergency response plans or emergency evacuation plans. No revisions to adopted
emergency plans would be would be required as a result of the proposed project.

Expose people or structures to a significant risk of loss, injury or death involving wildland
fires, including where wildlands are adjacent to urbanized areas or where residences are
intermixed with wildlands? No Impact. The proposed project would not expose people or
structures to a significant risk of wildland fires because the project site does not adjoin
designated wildland areas and would be developed with concrete and paved surfaces that

are not flammable.
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Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated
14.8 HYDROLOGY AND WATER
QUALITY.
Would the project:
a. Violate any water quality standards or 0 0 < [

waste discharge requirements?

b. Substantially deplete groundwater
supplies or interfere substantially with
groundwater recharge such that there
would be a net deficit in aquifer volume
or a lowering of the local groundwater
table level (e.g., the production rate of o O O X
pre-existing nearby wells would drop to
a level which would not support
existing land uses or planned uses for
which permits have been granted)?

c. Substantially alter the existing
drainage pattern of the site or area
including through the alteration of the
course of a stream or river, in a O O X O
manner which would result in
substantial erosion or siltation on- or
off- site?

d. Substantially alter the existing
drainage pattern of the site or area,
including through the alteration of the
course of a stream or river, or
substantially increase the rate or o o 0 O
amount of surface runoff in a manner
which would result in flooding on or off
site?

e. Create or contribute runoff water which
would exceed the capacity of existing
or planned stormwater drainage O O X O
systems or provide substantial
additional sources of polluted runoff?

f. Otherwise substantially degrade water
quality? u O X L
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Potentially
Significant

Potentially
Significant
Unless
Mitigated

Less than
Significant

No
Impact

14.8 HYDROLOGY AND WATER
QUALITY (cont.)
Would the project:

g. Place housing within a 100-year flood
hazard area as mapped on a Federal
Flood Hazard Boundary or Flood
Insurance Rate map or other flood
hazard delineation map?

h. Place within a 100-year flood hazard
area structures which would impede or
redirect flood flows?

i. Expose people or structures to a
significant risk of loss, injury or death
involving flooding, including flooding as
a result of the failure of a levee or
dam?

j. Inundation by seiche, tsunami, or
mudflow?

k. Result in an increase in pollutant
discharges to receiving waters
considering water quality parameters
such as temperature, dissolved
oxygen, turbidity and other typical
stormwater pollutants (e.g. heavy
metals, pathogens, petroleum
derivatives, synthetic organics,
sediment, nutrients, oxygen-
demanding substances, and trash) ?

. Result in significant alternation of
receiving water quality during or
following construction?

m. Could the proposed project result in
increased erosion downstream ?

n. Result in increased impervious
surfaces and associated increased
runoff?
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Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated
14.8 HYDROLOGY AND WATER
QUALITY (cont.)
Would the project:
o. Create a significant adverse
environmental impact to drainage 0 O X 0

patterns due to changes in runoff flow
rates or volumes ?

p. Tributary to an already impaired water
body, as listed on the Clean Water Act
Section 303(d) list? If so, can it result
in an increase in any pollutant for O u 0 0
which the water body is already
impaired?

g. Tributary to other environmentally
sensitive areas? if so, can it
exacerbate already existing sensitive
conditions?

O
|
O
X

r. Have a potentially significant
environmental impact on surface water
quality to either marine, fresh, or
wetland waters?

s. Have a potentially significant adverse
impact on groundwater qu ality?

t. Cause or contribute to an exceedance
of applicable surface or groundwater
receiving water quality objectives or
degradation of beneficial uses?

u. Impact aquatic, wetland, or riparian
habitat?

oo O g O
oo O (g O
X(O O (O K
O X K| O

v. Potentially impact stormwater runoff
from construction or post constructio n?
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Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated

14.8 HYDROLOGY AND WATER
QUALITY (cont.)
Would the project:

w. Result in a potential for discharge of
stormwater poliutants from areas of
material storage, vehicle or equipment
fueling, vehicle or equipment
maintenance  (including  washing), O O X O
waste handling, hazardous materials
handling or storage, delivery areas,
loading docks or other outdoor work

areas?
x. Result in the potential for discharge of
stormwater to affect the beneficial ] O O [

uses of the receiving waters?
y. Create the potential for significant

changes in the flow velocity or volume
of stormwater runoff to cause O O X o
environmental harm?

z. Create significant increases in erosion
of the project site or surrounding O O X O

areas?

a) Violate any water quality standards or waste discharge requirements? A Preliminary
Hydrology Study was completed by Nasland Engineering in September 2008; a Stormwater
Mitigation Plan was completed by Nasland Engineering in October 2008.

Less than Significant. In light of the current information that has been provided, impacts
related to water quality would range over three different phases of project implementation:
1) during the earthwork and construction phase, when the potential for erosion, siltation and
sedimentation into on-site drainages would be the greatest; 2) following construction, prior to
the establishment of ground cover, when the erosion potential may remain relatively high;
and 3) following completion of the project, when impacts related to sedimentation would
decrease markedly, but those associated with site runoff would increase.

The City of Oceanside Storm Water Mitigation Plan (SUSMP) dictates that the proposed
Best Management Practices (BMPs) shall follow the requirements outlines in the SUSMP
and shall be designed as to remove poliutants to the maximum extent practicable and
minimize the introduction of poliutants into the Receiving Water to the Maximum Extent
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b)

c)

Practicable. The proposed project would be required to provide hydrologic project design
that “attempts to mimic” the natural hydrology.

Long-term water quality impacts associated with the project would include generation of
minor quantities of urban contaminants such as sediment, petroleum products, commonly
utilized construction materials, landscaping chemicals, and (to a lesser extent) trace metals
such as zinc, copper, lead, cadmium, and iron, may lead to the degradation of stor mwater in
downstream channels. Long-term water quality impacts would be addressed through
compliance with NPDES guidelines for municipal storm water runoff in accordance with the
San Diego RWQCB Order No. 2001-01. This order requires that pollutant discharges and
runoff from development are reduced to the maximum extent practicable and that receiving
water quality objectives are not violated throughout the life of project through implementation
of source control and structural post-construction BMPs. |Implementation of required BMPs
would ensure that long-term water quality impacts associated with the proposed project
would be less than significant.

Because the proposed project would comply with the requirements of the SUSMP and San
Diego RWQCB Order No. 2001-01, significant impacts are not anticipated in this regard.

Substantially deplete groundwater supplies or interfere substantially with groundwater
recharge such that there would be a net deficit in aquifer volume or a lowering of the local
groundwater table level (e.g., the production rate of pre-existing nearby wells would drop to
a level which would not support existing land uses or planned uses for which permits have
been granted)? No Impact. Future development would be served through a public water
agency and would not utilize groundwater. While development would increase the amount of
impermeable surfaces and eliminate the recharge potential over the 7-acre development
area, this loss would not have a substantial impact on groundwater levels. Thus, no impact

on groundwater supplies would occ ur.

Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of stream or river, in a manner which would result in substantial
erosion or siltation on- or off-site? Less than Significant. Implementation of the proposed
project would result in an increase of impervious surface on the project site, and thus, would
alter the existing drainage pattern of the site.

The existing drainage pattern of the project site consists of three drainage basins.
Currently, approximately five percent of the run off (northeast comer of the site) at the
project site is discharged onto Oceanside Boulevard via surface flow, and the remaining 95
percent of the runoff is discharged to the existing basin directly southwest of the site. Runoff
from existing property basins is discharged into an existing 48-inch RCP storm drain that
conveys stormwater from the railroad basin to the south. Two additional basins (outside of
the project site) are discharged into t he same location.

The existing 100-year storm runoff is 14.88 cubic feet per second (cfs). The increase in
impervious surfaces associated with the project would increase the 100-year storm flow to
34.01 cfs. The existing three drainage basins would need to be divided into twenty-five
basins to achieve proper drainage. The increased runoff of 19.1 cfs would discharge to a
storm water detention system located in proposed basin 5, which has been sized to collect
all of the runoff and allow only the existing flow of 14.88 cfs to discharge to the existing
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d)

e)

storm drain system. Although drainage pattems of the project site would change as a result
of the proposed project, the project has been designed to collect and retain increased flows

on-site.

With regard to the on-site erosion potential, the dominant soil unit of the subject property is
the Tujunga sand which covers the majority of the Melrose Station Market site. The Diablo
clay was mapped covering the northeast cormer and eastern edge of the Market site and the
future residential parcel. The Tujunga Series soils consist of deep, excessively drained
sands derived from granitic bedrock. This soil forms on alluvial fans and flood plains.
Permeability is rapid. Runoff is very slow to slow and the erosion hazard is slight.

The Diablo Series soil consists of well-drained, moderately deep to deep clays derived from
soft, calcareous sandstone and shale. Permeability is slow. Runoff is slow to medium and
the erosion hazard is slight to moderate. No substantial erosion or sedimentation is
anticipated with development of the site because all disturbed soils would be developed or
stabilized with vegetation in accordance with the proposed landscape plan. As such,
significant impacts are not anticipated in this regard.

Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, or substantially increase the rate or amount of
surface runoff in a manner which would result in flooding on- or off-site? Less than
Significant. A comparison of the onsite pre-development and post-development drainage
scenarios indicates a net increase of 19.1 cfs for the post development condition. This
increase would occur as a result of the change in runoff associated with developing natural
terrain into commercial uses with an 85 percent impervious area.

The increased runoff of 19.1 cfs would discharge to the proposed storm water detention
system located in basin 5, which has been sized to collect all of the runoff and allow only the
existing flow of 14.88 cfs to discharge to the existing storm drain system. Although drainage
patterns of the project site would change as a result of the proposed project, the project has
been designed to collect and retain increased flows on-site. In addition, the varying peak
times for the onsite storm event to the entire watershed storm event is such that the on site
flows will have peaked and dissipated prior to the overall watershed reaching its peak.
Therefore, on site post-development flows will not result in onsite or downstream flooding.

Impacts would be less than significant.

Create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted runoff?
Less than Significant. As indicated earlier, surface runoff velocities, volumes and peak
flow rates would increase due to impervious surfaces. However, the proposed storm drain
system that would be located in proposed basin 5 has been sized to collect all of the runoff
and allow only the existing flow of 14.88 cfs to discharge to the existing storm drain system.
Therefore, increased runoff would be retained on-site, and runoff entering the drainage
system would occur at the same rate as the existing runoff. Additionally, the project would
comply with SUSMP and NPDES requirements, ensuring that no substantial additional
sources of polluted runoff would result from the proposed project. Impacts would be less

than significant.
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)

9

h)

J)

k)

)

Otherwise substantially degrade water quality? Less than Significant. No other sources of
water quality degradation are associated with the proposed development. Construction and
operation-related run-off would be required to comply with SUSMP and NPDES permit
requirements. Impacts would be less than significant.

Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard
Boundary or Flood Insurance Rate Map or other flood hazard delineation map? No Impact.
The proposed project area is not located within a 100-year flood hazard area. Therefore, no
flood related impacts would occur.

Place within a 100-year flood hazard area structures which would impede or redirect flood
flows? No Impact. The project site is not located within a 100-year flood hazard area.

Therefore, no flood related impacts would occur.

Expose people or structures to a significant risk of loss, injury or death involving flooding,
including flooding as a result of the failure of a levee or dam? No Impact. As previously
stated, the project does not propose any new housing or building structures within the 100-
year flood plain. Furthermore, there is no large dam facility located upstream from the
proposed project. No impact would occur.

Inundation by seiche, tsunami, or mudflow? No Impact. There are no anticipated impacts
to the proposed project from seiche, tsunami or mudflow, as no topographical features or
water bodies capable of producing such events occur within the immediate project site
vicinity. No impact would occur.

Result in an increase in pollutant discharges to receiving waters? Consider water quality
parameters such as temperature, dissolved oxygen, turbidity and other typical stormwater
pollutants (e.g. heavy metals, pathogens, petroleum derivatives, synthetic organics,
sediment, nutrients, oxygen-demanding substances, and trash)? Less than Significant.
The downstream body of water associated with this project is the Loma Alta Creek while the
ultimate receiving water body is the Pacific Ocean Shoreline at the Loma Alta Creek. The
Loma Alta Creek is listed in Section 303(d) as a contaminated or stressed body of water.
The Loma Alta Creek is polluted/stressed by the following contaminants: Chloride (19 miles)
and Total Dissolved Solids (19 miles). The Pacific Ocean Shoreline at the Loma Alta Creek
is polluted/stressed by Indicator Bacteria (0.49 miles).The proposed project would utilize
applicable site design and source control BMPs in order to limit these pollutants and reduce
any project-level impacts to receiving waters to less than signifi cant levels.

Result in significant alteration of receiving water quality during or following construction?
Less than Significant. No substantial pollutants would be contributed to receiving waters
during or after construction and local and state regulations would be implemented, as

appropriate.

The downstream body of water associated with this project is the Loma Alta Creek while the
ultimate receiving water body is the Pacific Ocean Shoreline at the Loma Alta Creek.
Impacts related to water quality would range over three different phases of project
implementation: 1) during the earthwork and construction phase, when the potential for
erosion, siltation and sedimentation into on-site drainages would be the greatest; 2)
following construction, prior to the establishment of ground cover, when the erosion potential
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may remain relatively high; and 3) following completion of the project, when impacts related
to sedimentation would decrease markedly, but those associated with site runoff would

increase.

The City of Oceanside SUSMP dictates that the proposed BMPs shall follow the
requirements outlines in the SUSMP and shall be designed as to remove poliutants to the
maximum extent practicable and minimize the introduction of pollutants into the Receiving
Water to the Maximum Extent Practicable. The proposed project would be required to
provide hydrologic project design that “attem pts to mimic” the natural hydrology.

Long-term water quality impacts associated with the project would include generation of
minor quantities of urban contaminants such as sediment, petroleum products, commonly
utilized construction materials, landscaping chemicals, and (to a lesser extent) trace metals
such as zinc, copper, lead, cadmium, and iron, may lead to the degradation of stor mwater in
downstream channels. Long-term water quality impacts would be addressed through
compliance with NPDES guidelines for municipal storm water runoff in accordance with the
San Diego RWQCB Order No. 2001-01. This order requires that pollutant discharges and
runoff from development are reduced to the maximum extent practicable and that receiving
water quality objectives are not violated throughout the life of project through implementation
of source control and structural post-construction BMPs. Implementation of required BMPs
would ensure that long-term water quality impacts associated with the proposed project
would be less than significant.

Because the proposed project would comply with the requirements of the SUSMP and San
Diego RWQCB Order No. 2001-01, significant impacts are not anticipated in this regard.

Could the proposed project result in increased erosion downstream? Less than
Significant. Increased runoff associated with the increase in impervious surfaces would be
retained on-site, and runoff entering the drainage system would occur at the same rate as
the existing runoff (14.88 cfs). Furthermore, construction would be required to implement
BMPs in accordance with the mandated SWPPP. As runoff would occur at its pre-
development rate following construction of the proposed project, and as the project would
implement appropriate BMPs, impacts associated with increased erosion downstream would

be less than significant.

Result in increased impervious surfaces and associated increased runoff? Less than
Significant. A comparison of the on-site pre-development and post-development drainage
scenarios indicates a net increase of 19.1 cfs for the post development condition. This
increase was due to the change of runoff associated with developing natural terrain into
commercial uses with an 85 percent impervious area.

The proposed project would utilize the site design BMP of minimizing impervious footprints
by planting landscaping along the sides of the proposed buildings as well as where paving is
not proposed, and by constructing the parking areas to provide more landscaping than that
required by City code (City code requires landscaping of 15 percent on the site, while the
proposed project design provides landscaping of 19 percent).

In addition, the project would be designed to utilize bio-swales with a combination of
downspout filters to minimize potential pollutants to any impervious areas.



Initial Study/Environmental Checklist -33- City of Oceanside, California

0)

As indicated, surface runoff velocities, volumes and peak flow rates would increase due to
impervious surfaces. However, due to the relatively limited area which would be converted
to impermeable surfaces, and as the proposed project would retain increased flows on-site,
the proposed project would not have the capacity to create or contribute runoff water which
would exceed the capacity of existing stormwater drainage systems. Impacts would be less

than significant.

Create a significant adverse environmental impact to drainage patterns due to changes in
runoff flow rates or volumes? Less than Significant. The project would not substantially
increase runoff, as increased flows would be retained on-site. Impacts would be less than

significant.

Implementation of the proposed project would result in an increase of impervious surface on
the project site, and thus, would alter the existing drainage pa ttern of the site.

The existing drainage pattern of the project site consists of three drainage basins.
Currently, approximately five percent of the run off (northeast corner of the site) at the
project site is discharged onto Oceanside Boulevard via surface flow, and the remaining 95
percent of the runoff is discharged to the existing basin directly southwest of the site. Runoff
from existing property basins is discharged into an existing 48-inch RCP storm drain that
conveys stormwater from the railroad basin to the south. Two additional basins (outside of
the project site) are discharged into t he same location.

The existing 100-year storm runoff is 14.88 cubic feet per second (cfs). The increase in
impervious surfaces associated with the project would increase the 100-year storm flow to
34.01 cfs. The existing three drainage basins would need to be divided into twenty-five
basins to achieve proper drainage. The increased runoff of 19.1 cfs would discharge to a
storm water detention system located in proposed basin 5, which has been sized to collect
all of the runoff and allow only the existing flow of 14.88 cfs to discharge to the existing
storm drain system. Although drainage patterns of the project site would change as a result
of the proposed project, the project has been designed to collect and retain increased flows

on-site.

With regard to the on-site erosion potential, the dominant soil unit of the subject property is
the Tujunga sand which covers the majority of the Melrose Station Market site. The Diablo
clay was mapped covering the northeast cormner and eastern edge of the Market site and the
future residential parcel. The Tujunga Series soils consist of deep, excessively drained
sands derived from granitic bedrock. This soil forms on alluvial fans and flood plains.
Permeability is rapid. Runoff is very slow to slow and the erosion hazard is slight.

The Diablo Series soil consists of well-drained, moderately deep to deep clays derived from
soft, calcareous sandstone and shale. Permeability is slow. Runoff is slow to medium and
the erosion hazard is slight to moderate. No substantial erosion or sedimentation is
anticipated with development of the site because all disturbed soils would be developed or
stabilized with vegetation in accordance with the proposed landscape plan. As such,
significant impacts are not anticipated in this regard.
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P)

q)

A comparison of the onsite pre-development and post-development drainage scenarios
indicates a net increase of 19.1 cfs for the post development condition. This increase would
occur as a result of the change in runoff associated with developing natural terrain into
commercial uses with an 85 percent impervious area.

The increased runoff of 19.1 cfs would discharge to the proposed storm water detention
system located in basin 5, which has been sized to collect all of the runoff and allow only the
existing flow of 14.88 cfs to discharge to the existing storm drain system. Although drainage
patterns of the project site would change as a result of the proposed project, the project has
been designed to collect and retain increased flows on-site. In addition, the varying peak
times for the onsite storm event to the entire watershed storm event is such that the on site
flows will have peaked and dissipated prior to the overall watershed reaching its peak.
Therefore, on site post-development flows will not result in onsite or downstream flooding.
Impacts would be less than significant.

A comparison of the on-site pre-development and post-development drainage scenarios
indicates a net increase of 19.1 cfs for the post development condition. This increase was
due to the change of runoff associated with developing natural terrain into commercial uses
with an 85 percent im pervious area.

The proposed project would utilize the site design BMP of minimizing impervious footprints
by planting landscaping along the sides of the proposed buildings as well as where paving is
not proposed, and by constructing the parking areas to provide more landscaping than that
required by City code (City code requires landscaping of 15 percent on the site, while the
proposed project design provides landscaping of 19 percent).

In addition, the project would be designed to utilize bio-swales with a combination of
downspout filters to minimize potential pollutants to any impervious areas.

As indicated, surface runoff velocities, volumes and peak flow rates would increase due to
impervious surfaces. However, due to the relatively limited area which would be converted
to impermeable surfaces, and as the proposed project would retain increased flows on-site,
the proposed project would not have the capacity to create or contribute runoff water which
would exceed the capacity of existing stormwater drainage systems. Impacts would be less

than significant.

Tributary to an already impaired water body, as listed on the Clean Water Act Section
303(d) list? If so, can it result in an increase in any pollutant for which the water body is
already impaired? Less than Significant. The combined flows of the proposed project site
outfall to the Loma Alta Creek. The Loma Alta Creek represents an impaired water body as
listed on the Clean Water Act Section 303(d) list. However, as a result of the BMPs that the
proposed project would implement, the project would not result in an increase in any
pollutant for which the water body is already impaired. Therefore, less than significant
impacts are anticipated in this regard.

Tributary to other environmentally sensitive areas? |If so, can it exacerbate already existing
sensitive conditions? No Impact. The flows of the proposed project site would outfall into
an offsite drainage basin which is tributary to the Loma Alta Creek. The Loma Alta Creek
represents an impaired water body as listed on the Clean Water Act Section 303(d) list.
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However, as a result of the BMPs that the proposed project would implement, the project
would not result in an increase in any pollutant for which the water body is already impaired.
Therefore, less than significant impacts are anticipated in this regard.

Have a potentially significant environmental impact on surface water quality to either marine,
fresh, or wetland waters? Less than Significant. The project would not result in any direct
pollutant discharges to marine, fresh or wetland waters. The only long-term water pollutants
expected to be generated on the site would be typical urban storm water pollutants.
Compliance with the City’'s SUSUMP ordinance would ensure that typical urban storm water
controls are implemented and impacts associated with surface water quality would be less

than significant.

Have a potentially significant adverse impact on groundwater quality? No Impact. A
comparison of the on-site pre-development and post-development drainage scenarios
indicates a net increase of 19.1 cfs for the post development condition. This increase was
due to the change of runoff associated with developing natural terrain into commercial uses

with an 85 percent impervious area.

The proposed project would utilize the site design BMP of minimizing impervious footprints
by planting landscaping along the sides of the proposed buil dings as well as where paving is
not proposed, and by constructing the parking areas to provide more landscaping than that
required by City code (City code requires landscaping of 15 percent on the site, while the
proposed project design provides landscaping of 19 percent).

In addition, the project would be designed to utilize bio-swales with a combination of
downspout filters to minimize potential pollutants to any impervious areas.

As indicated, surface runoff velocities, volumes and peak flow rates would increase due to
impervious surfaces. However, due to the relatively limited area which would be converted
to impermeable surfaces, and as the proposed project would retain increased flows on-site,
the proposed project would not have the capacity to create or contribute runoff water which
would exceed the capacity of existing stormwater drainage systems. The project would
implement a number of BMPs which would reduce surface water contaminants which, in
turn, would reduce the potential for groundwater quality degradation. Impacts would be less

than significant.

Cause or contribute to an exceedance of applicable surface or groundwater receiving water
quality objectives or degradation of beneficial uses? No Impact. As discussed in
responses 14.8 a and 14.8 k, the proposed project would not contribute substantial levels of
pollutants to local surface and ground water as the proposed project would utilize applicable
site design and source control BMPs in order to limit chloride and total dissolved solids
discharged to the Loma Alta Creek. This would reduce any project-level impacts to
receiving waters to less than significant levels.

Impact aquatic, wetland, or riparian habitat? No Impact. No jurisdictional wetland/riparian
communities, Waters of the U.S. or streambeds are present on- or off-site. As a result, no
impacts would occur in this regard.
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v)

Potentially impact stormwater runoff from construction or post construction? Less than
Significant. Implementation of the proposed project would result in an increase of
impervious surface on the project site, and thus, would alter the existing drainage pattern of

the site.

The existing drainage pattern of the project site consists of three drainage basins.
Currently, approximately five percent of the run off (northeast corner of the site) at the
project site is discharged onto Oceanside Boulevard via surface flow, and the remaining 95
percent of the runoff is discharged to the existing basin directly southwest of the site. Runoff
from existing property basins is discharged into an existing 48-inch RCP storm drain that
conveys stormwater from the railroad basin to the south. Two additional basins (outside of
the project site) are discharged into t he same location.

The existing 100-year storm runoff is 14.88 cubic feet per second (cfs). The increase in
impervious surfaces associated with the project would increase the 100-year storm flow to
34.01 cfs. The existing three drainage basins would need to be divided into twenty-five
basins to achieve proper drainage. The increased runoff of 19.1 cfs would discharge to a
storm water detention system located in proposed basin 5, which has been sized to collect
all of the runoff and allow only the existing flow of 14.88 cfs to discharge to the existing
storm drain system. Although drainage pattems of the project site would change as a resuit
of the proposed project, the project has been designed to collect and retain increased flows

on-site.

The varying peak times for the onsite storm event to the entire watershed storm event is
such that the on site flows will have peaked and dissipated prior to the overall watershed
reaching its peak. Therefore, on site post-development flows will not result in onsite or
downstream flooding. Impacts would be less than signifi cant.

As indicated earlier, surface runoff velocities, volumes and peak flow rates would increase
due to impervious surfaces. However, the proposed storm drain system that would be
located in proposed basin 5 has been sized to collect all of the runoff and allow only the
existing flow of 14.88 cfs to discharge to the existing storm drain system. Therefore,
increased runoff would be retained on-site, and runoff entering the drainage system would
occur at the same rate as the existing runoff. Additionally, the project would comply with
SUSMP and NPDES requirements, ensuring that no substantial additional sources of
polluted runoff would result from the proposed project. Impacts would be less than

significant.

Result in a potential for discharge of storm water pollutants from areas of material storage,
vehicle or equipment fueling, vehicle or equipment maintenance (including washing), waste
handling, hazardous materials handling or storage, delivery areas, loading docks or other
outdoor work areas? Less than Significant. The proposed project would utilize the site
design BMPs associated with outdoor material storage areas and trash storage areas to
reduce poliution introduction. No hazardous materials would be stored in the outdoor
material storage areas, only bio-degradable m aterials.

In addition, the trash compactor unit would be self-contained. There would be a locked inlet
in the trash compactor area that drains to the buildings sewer system, thus no runoff from
the trash compactor will reach the storm drain system. The gas station would be design to
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y)

have the proper containment systems for accidental fuel spills, in accordance with the
regulatory requirements. As such, the design characteristics of the proposed project would
not create any significant impacts in this regard.

Result in the potential for discharge of storm water to affect the beneficial uses of the
receiving waters? No Impact. The proposed development would not affect beneficial uses
of receiving waters as it would utilize applicable site design and source control BMPs in
order to limit chloride and total dissolved solids discharged to the Loma Alta Creek.

The downstream body of water associated with this project is the Loma Alta Creek while the
ultimate receiving water body is the Pacific Ocean Shoreline at the Loma Alta Creek.

Impacts related to water quality would range over three different phases of project
implementation: 1) during the earthwork and construction phase, when the potential for
erosion, siltation and sedimentation into on-site drainages would be the greatest; 2)
following construction, prior to the establishment of ground cover, when the erosion potential
may remain relatively high; and 3) following completion of the project, when impacts related
to sedimentation would decrease markedly, but those associated with site runoff would

increase.

The City of Oceanside SUSMP dictates that the proposed BMPs shall follow the
requirements outlines in the SUSMP and shall be designed as to remove pollutants to the
maximum extent practicable and minimize the introduction of pollutants into the Receiving
Water to the Maximum Extent Practicable. The proposed project would be required to
provide hydrologic project design that “attem pts to mimic” the natural hydrology.

Long-term water quality impacts associated with the project would include generation of
minor quantities of urban contaminants such as sediment, petroleum products, commonly
utilized construction materials, landscaping chemicals, and (to a lesser extent) trace metals
such as zinc, copper, lead, cadmium, and iron, may lead to the degradation of stor mwater in
downstream channels. Long-term water quality impacts would be addressed through
compliance with NPDES guidelines for municipal storm water runoff in accordance with the
San Diego RWQCB Order No. 2001-01. This order requires that pollutant discharges and
runoff from development are reduced to the maximum extent practicable and that receiving
water quality objectives are not violated throughout the life of project through implementation
of source control and structural post-construction BMPs. Implementation of required BMPs
would ensure that long-term water quality impacts associated with the proposed project

would be less than significant.

Because the proposed project would comply with the requirements of the SUSMP and San
Diego RWQCB Order No. 2001-01, significant impacts are not anticipated in this regard.

Create the potential for significant changes in the flow velocity or volume of storm water
runoff to cause environmental harm? Less than Significant. Implementation of the
proposed project would result in an increase of impervious surface on the project site, and

thus, would alter the existing drainage pattern of the site.

The existing drainage pattern of the project site consists of three drainage basins.
Currently, approximately five percent of the run off (northeast comer of the site) at the
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project site is discharged onto Oceanside Boulevard via surface flow, and the remaining 95
percent of the runoff is discharged to the existing basin directly southwest of the site. Runoff
from existing property basins is discharged into an existing 48-inch RCP storm drain that
conveys stormwater from the railroad basin to the south. Two additional basins (outside of
the project site) are discharged into t he same location.

The existing 100-year storm runoff is 14.88 cubic feet per second (cfs). The increase in
impervious surfaces associated with the project would increase the 100-year storm flow to
34.01 cfs. The existing three drainage basins would need to be divided into twenty-five
basins to achieve proper drainage. The increased runoff of 19.1 cfs would discharge to a
storm water detention system located in proposed basin 5, which has been sized to collect
all of the runoff and allow only the existing flow of 14.88 cfs to discharge to the existing
storm drain system. Although drainage patterns of the project site would change as a result
of the proposed project, the project has been designed to collect and retain increased flows

on-site.

The varying peak times for the onsite storm event to the entire watershed storm event is
such that the on site flows will have peaked and dissipated prior to the overall watershed
reaching its peak. Therefore, on site post-development flows will not result in onsite or
downstream flooding. Impacts would be less than signifi cant.

As indicated earlier, surface runoff velocities, volumes and peak flow rates would increase
due to impervious surfaces. However, the proposed storm drain system that would be
located in proposed basin 5 has been sized to collect all of the runoff and allow only the
existing flow of 14.88 cfs to discharge to the existing storm drain system. Therefore,
increased runoff would be retained on-site, and runoff entering the drainage system would
occur at the same rate as the existing runoff. Additionally, the project would comply with
SUSMP and NPDES requirements, ensuring that no substantial additional sources of
polluted runoff would result from the proposed project. Impacts would be less than
significant. The change in velocity or volume of stormwater would not result in

environmental harm.

Create significant increases in erosion of the project site or surrounding areas? Less than
Significant. The dominant soil unit of the subject property is the Tujunga sand which
covers the majority of the Melrose Station Market site. The Diablo clay was mapped
covering the northeast comer and eastemn edge of the Market site and the future residential

parcel.

The Tujunga Series soils consist of deep, excessively drained sands derived from granitic
bedrock. This soil forms on alluvial fans and flood plains. Permeability is rapid. Runoff is
very slow to slow and the erosion hazard is slight.

The Diablo Series soil consists of well-drained, moderately deep to deep clays derived from
soft, calcareous sandstone and shale. Permeability is slow. Runoff is slow to medium and
the erosion hazard is slight to moderate. As such, significant impacts are not anticipated in

this regard.
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Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated
14.9 LAND USE AND PLANNING.
Would the project:
a. Physically divide an established
community? u u u b
b. Conflict with any applicable land use
plan, policy, or regulation of an
agency with jurisdiction over the
project (including, but not limited to
the General Plan, specific plan, local O O O X
coastal program, or  zoning
ordinance) adopted for the purpose of
avoiding or mitigating an
environmental effect?
c. Conflict with any applicable habitat
conservation plan or natural O D O il
community conservation plan?

a) Physically divide an established community? No Impact. The proposed project would not
have an impact on the physical arrangement of an established community because the project
site is being developed on existing vacant parcels, in accordance with the Land Use
designation of the General Plan, consistent with surrounding commercial and residential land
uses and in accordance with applicable zoning. Therefore, no impacts are anticipated to
occur in this regard.

b) Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction
over the project (including, but not limited to the general plan, specific plan, local coastal
program, or Zzoning ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect? No Impact. The proposed development would be consistent with the
applicable land use plans and policies. The proposed development would be consistent
with the City's General Plan and Zoning designations. Therefore, no impacts would occur in
this regard.

c) Conflict with any applicable habitat conservation plan or natural community conservation

plan? Potentially Significant Unless Mitigated. The biological resources that are present
on the approximately 7.4 acre project site were mapped and detailed in a Biological
Technical Report completed by HELIX in June 2008.

All areas proposed for development within the site have been regularly disked as part of a
fire maintenance program. No federally or state listed plant or animal species occur on the
property because of the repeated disking. Although there is a small amount (0.2 acre) of
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disturbed Diegan coastal sage scrub on site, it is of poor habitat quality, too small in size,
and too isolated to support the federally listed threatened coastal California gnatcatcher.

Additionally, the property is outside of the U.S. Fish and Wildlife Service (USFWS) federally
listed endangered Quino checkerspot butterfly recommended survey area. Thus, the
proposed project would have a less than significant direct impact on candidate, sensitive, or

special status species.

Indirect impacts to sensitive biological resources could result from noise associated with
grubbing, clearing, and/or grading. Noise-related impacts would be considered significant if
sensitive avian species were displaced from their nests and failed to breed. Birds nesting
within any area exposed to noise exceeding ambient levels or 60 dB L., (wWhichever is
greater) may be significantly impacted. Implementation of mitigation would reduce indirect
impacts to avian species associated with noise to a less than significant level.

The use of invasive non-native species in project landscaping could result in the spread of
non-natives into the habitat to the north of the project site. This is a significant impact,
requiring mitigation. Implementation of mitigation would reduce indirect impacts associated
with invasive species to a less than significant level.

No jurisdictional wetland/riparian communities, Waters of the U.S. or streambeds occur on
the project site. Vegetation on-site consists of disturbed Diegan coastal sage scrub, non-
native grassland, disturbed habitat, and developed land. Of these four vegetation types,
disturbed Diegan coastal sage scrub and non-native grassland are considered sensitive
habitat by the City. Implementation of the proposed project would result in direct on-site
impacts to 0.2 acre of disturbed Diegan coastal sage scrub and 6.7 acres of non-native
grassland. The proposed project would also result in direct off-site impacts to 0.1 acre of
disturbed Diegan coastal sage scrub and less than 0.1 acre of non-native grassland.
Impacts to these two sensitive communities are considered significant, requiring mitigation.
The proposed project would also result in direct on-site impacts to 0.4 acre of disturbed
habitat and direct off-site impacts to 0.4 acres of disturbed habitat. The project site is located
within Off Site Mitigation Zone |l of Oceanside Subarea Habitat Conservation Plan/Natural
Communities Conservation Plan. The loss of disturbed habitat within Off Site Mitigation

Zone ll is a significant impact, requiring mitigation.

Mitigation Measures

The following mitigation measures are required to mitigate significant direct and indirect
impacts to a less than significant level. The measures comply with the Draft Subarea Plan
(AMEC Earth & Environmental and Conservation B iology Institute, April 2004).

Mitigation Measure Bio 01 - If grubbing, clearing, and/or grading would occur during the
breeding season for raptersnesting birds, a pre-construction survey shall be conducted by a
qualified biologist to determine if these species occur within 500 feet of such activity. If
there are no rapters-birds nesting (includes nest building or other breeding/nesting behavior)
within this area, development shall be allowed to proceed. However, if rapters—birds are
observed nesting or displaying breeding/nesting behavior within 500 feet of such activity of
such activity, construction shall (1) be postponed until all nesting (or breeding/nesting
behavior) has ceased or until after July-August 31 (for reptersall breeding birds); or (2) a
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temporary noise barrier or berm shall be constructed at the development footprint edge to
ensure that noise levels are reduced to ambient or below 60 dB L., whichever is greater.
Alternatively, the use of construction equipment could be scheduled to keep noise levels
below ambient or 60 dB L., as appropriate in lieu of or in concert with a wall or other noise

barrier.

Mitigation Measure Bio 02 - To ensure MBTA compliance, native vegetation clearing shall
occur outside the breeding season of most avian species (February 15 through duaby-August
31). Clearing during the breeding season of MBTA covered species could occur if it is
determined that no nesting birds (or birds displaying breeding/nesting behavior) are present
immediately prior to clearing. As described in Mitigation Measure Bio 01, a pre-construction
survey shall be conducted to determine if breeding or nesting avian species occur within

areas impacted.

Mitigation Measure Bio 03 - To prevent the spread of non-native vegetation and noxious
weeds, landscaping within the development area shall avoid the use of invasive non-native
plants as provided in the Draft Subarea Plan Table 5-5 and/or the California Invasive Plant
Inventory prepared by the California Invasive Plant Council (20086).

Mitigation Measure Bio 04 - Impacts to 0.3 acre of disturbed Diegan coastal sage scrub and
6.8 acres of non-native grassland shall be mitigated at 2:1 and 0.5:1 ratios, respectively,

through off-site restoration and/or acquisition of appropriate habitat within the City at an

approved mitigation bank, a Pre-Approved Mitigation Bank. or within the Wildlife Corridor

Planning Zone, |n consultatlon WIth the Clty and resource agenmes—er—th.teugh—payment—ef—al-l

z The mltlgatlon

area shall be managed in Qemetmg, to the sati sfactlon of the resource agenCIes

Mitigation Measure Bio 05 - Impacts to 0.8 acre of disturbed habitat shall be subject to a
Habitat Development Fee pursuant to the Draft Subarea Plan, if the Draft Subarea Plan is

approved and fee is in place at time of project approval.

Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated

14.10 MINERAL RESOURCES.
Would the project:
a. Result in the loss of availability of
a known mineral resource that
would be of value to the region O O O 0
and the residents of the state?
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Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated
14.10 MINERAL RESOURCES
(cont.)
Would the project:
b. Result in the loss of availability of
a locally-important mineral
resource recovery site delineated O ] O X

on a local general plan, specific
plan or other land use plan?

a) Result in the loss of availability of a known mineral resource that would be of value to the
region and the residents of the state? No Impact. The project site does not possess any
substantial mineral resources. Thus, development of the site would not impact the regional

supply of mineral resources.

b) Result in the loss of availability of a locally-important mineral resource recovery site
delineated on a local general plan, specific plan or other land use plan? No Impact. The
project site does not possess any substantial mineral resources. Thus, development of the
site would not result in the loss of availability of a locally-important mineral resource
recovery site.

Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated
14.11 NOISE.
Would the project:
a. Exposure of persons to or generation
of noise levels in excess of
standards established in the local
general plan or noise ordinance, or L 0 0 0
applicable standards of other
agencies?
b. Exposure of persons to or generation
of excessive groundborme vibration O O X ]
or groundborne noise levels?
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Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated

14.11 NOISE (cont.)
Would the project:

c. A substantial permanent increase in
ambient noise levels in the project
vicinity above levels existing without O O X L]
the project?

d. A substantial temporary or periodic
increase in ambient noise levels in
the project vicinity above levels O O X O
existing without the project?

e. For a project located within an airport
land use plan or, where such a plan
has not been adopted, within two
miles of a public airport or public use
airport, would the project expose O O O B
people residing or working in the
project area to excessive noise
levels?

f. For a project within the vicinity of a
private airstrip, would the project
expose people residing or working in ] il O X
the project area to excessive noise
levels?

a) Exposure of persons to or generation of noise levels in excess of standards established in
the local general plan or noise ordinance, or applicable standards of other agencies?
Potentially Significant Unless Mitigated. An Acoustical Analysis Report for the project
was prepared for the project by HELIX in June 2008. Potential noise effects related to the
proposed project are associated with short-term construction noise and long-term exposure
of adjacent residential parcels to associated commercial operational noise.

Noise generated by construction and demolition equipment, including trucks, backhoes and
other equipment, may temporarily impact nearby sensitive receptors. However, pursuant to
the City’s Noise Ordinance standards, construction activities would be limited to daytime
hours for the duration of construction. Also, all vehicles and equipment will use available
noise suppression devices and be equipped with mufflers during construction activities. Due
to the restricted hours, equipment restrictions, and relatively short period of construction,
noise resulting from construction and demolition related activities would not represent a

significant impact.
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The primary concern for long-term noise exposure for the proposed project exists along the
eastern site boundary where approximately five houses lie directly abutting the project
boundary and could be exposed to loading dock noise from retail buildings near the
southeast corner of the site. Currently, the back yard of each residential parcel has a chain
link fence and a variety of vegetation that separates the residences from the proposed

project site.

Section 38.12 of the City’s municipal code established general sound level limits for uses
within the City. Based on this section of the municipal code, the noise limits for the project
property line between the commercial and residential uses along the eastern site boundary
would be 57.5 dBA L, from 7:00 a.m. to 9:59 p.m. and 52.5 dBA Leq from 10:00 p.m. to 6:59

a.m.

During operation of the project, noise typical of commercial markets would be generated,
including building Heating, Ventilation, and Air Conditioning (HVAC) equipment, refrigeration
and freezer condensers, trash compactor, forklift operation, and delivery truck activity. In a
worst case scenario (all primary sources of noise operating within a 1 hour period), these
activities would generate noise levels ranging from 52.9 to 55.1 dBA L., at the nearby
residential property lines. This exceeds the City’s nighttime requirements (analysis is based
on nighttime requirements to represent the worst case scenario). Noise levels at the
property line would have the potential to exceed City Noise Ordinance limits and significant

impacts could occur.

Mitigation Measures

Implementation of the following mitigation measures would reduce the described potential
noise impacts to below a level of significance.

Mitigation Measure Noise 01 - The project applicant shall construct a 5-foot high (above the
roof peak) parapet wall surrounding rooftop HVAC equipment units in accordance with City

standards.

Mitigation Measure Noise 02 - The project applicant shall construct a 6-foot high solid block
screen-wall along the eastern property line at the top of slope (as shown on site plan)

between the Market and the adjacent residences. The top of wall height on the screen wall
shall be 4 feet above the first floor level of the residence lots fronting the property line,
resulting in a top of wall elevation of 454.7 feet above mean sea level per the contours and
residential elevations contained on the site plan.

The solid block screen wall shall be a single, solid sound wall that is constructed of
masonry, wood, plastic, fiberglass, steel, or a combination of those materials with no cracks
or gaps through or below the wall. Any seams or cracks must be filled or caulked. If wood
is used, it can be tongue and groove and must be at least 1 inch thick or have a surface
density of at least 3.5 pounds per square foot. Where architectural or aesthetic factors
allow, glass or clear plastic may be used on the upper portion if it is desirable to preserve a
view. Sheet metal of 18-gauge (minimum) may be used if it meets the other criteria and is
properly supported and stiffened so that it does not rattle or create noise itself from vibration
or wind. Any doors or gates must be designed with overlapping closures on the bottom and
sides and meet minimum specifications of the wall materials described above. The gate(s)
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b)

d)

located on the west side may be of 0.75 inch or better wood, solid-sheet metal of at least 18-
gauge metal, or an exterior-grade solid-core steel door with prefabricated door jambs.

Exposure of persons to or generation of excessive groundborne vibration or groundborne
noise levels? Less than Significant. The amounts of construction and demolition required
for the proposed facility is not anticipated to generate excessive groundbome vibrations or
noise levels. Due to the temporary nature of construction activities, impacts in this regard
are considered to be less than significant.

A substantial permanent increase in ambient noise levels in the project vicinity above levels
existing without the project? Less than Significant. No major noise sources would be
associated with the proposed development. While roof-top heating and ventilation systems
associated with retail uses could generate noise, the size of the buildings is not anticipated
to be sufficient to represent a major noise source. In addition, some mechanical equipment
would be located in the loading dock area. However, noise exposure associated with this
area would be reduced to less than significant levels using two specific project design
features. Thus, the project would not have a significant impact on ambient noise levels in

the area.

A substantial temporary or periodic increase in ambient noise levels in the project vicinity
above levels existing without the project? Less than Significant. As noted above, the
implementation of the proposed project may result in short-term increased noise levels
within the project vicinity due to construction activities. This temporary condition would
cease upon project completion and is subject to the City’s noise mitigation guidelines.

For a project located within an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, would the project expose
people residing or working in the project area to excessive noise levels? No Impact. As
previously stated, the proposed project is not located within two miles of a public airport or
public use airport. The nearest airport, Oceanside Municipal Airport is located approximately
seven miles southeast and given the project's distance from that airport, no impacts are

anticipated.

For a project within the vicinity of a private airstrip, would the project expose people residing
or working in the project area to excessive noise levels? No Impact. The proposed project
site is not located within the vicinity of a private airstrip and would not expose people
residing or working in the project ar ea to excessive noise levels.
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Potentially
Significant
Unless
Mitigated

No
impact

Less than

Potentially Siomfioant
ifican

Significant

14.12

POPULATION & HOUSING.
Would the project:

a.

induce substantial population
growth in an area, either dir ectly (for
example, by proposing new homes
and businesses or indirectly (for
example, through extension of
roads or other infrastructure)?

Displace substantial numbers of
existing housing, necessitating the
construction of replacement
housing elsewhere?

Displace substantial numbers of
people, necessitating the
construction of replacement
housing elsewhere?

[ [ O X

a)

b)

c)

Induce substantial population growth in an area, either directly (for example, by proposing
new homes and businesses) or indirectly (for example, through extension of roads or other
infrastructure)? No Impact. The proposed development is consistent with the current
General Plan and Zoning Designations of Neighborhood Commercial. It would be
consistent with local and regional population projections. No new roads would be
constructed as a result of the project. Thus, no impacts to population and housing beyond
those identified within the City’s General Plan would occur.,

Displace substantial numbers of existing housing, necessitating the construction of
replacement housing elsewhere? No Impact. The proposed project site is vacant.
Therefore, the proposed project would not require the removal of existing housing, and
would not necessitate the construction of replacement housing elsewhere.

Displace substantial numbers of people, necessitating the construction of replacement
housing elsewhere? No Impact. Refer to Response 14.12 b, above. The proposed project
site is vacant and does not require the removal of existing housing. Thus, no people would
be displaced as a result of the proposed project.
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Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated
14.13 PUBLIC SERVICES.

Would the project result in
substantial adverse physical
impacts associated with the
provision of new or physically
altered governmental facilities,
need for new or physically altered
governmental facilities, the
construction of which could cause
significant environmental impacts,
in order to maintain acceptable
service ratios, response times or
other performance objectives for
any of the public services:
Fire Protection? (] ] ] n
Police Protection? ] (] ] ]
Schools? O 0J O X
Parks? O OJ X ]
Other public facilities? ] (] < 0

a)

b)

d)

Fire protection? Less than Significant. The project is anticipated to be adequately served
by the City fire station located at 895 North Santa Fe Avenue which is approximately 3.2
miles from the proposed project site. The additional demand for fire protection generated by
the project would not result in the need to add staff or equipment to this s tation.

Police protection? Less than Significant. The project is anticipated to be adequately
served by the City police station located at 3855 Mission Avenue. The additional demand
for police protection generated by the project would not result in the need to add staff or

equipment to this station.

Schools? No Impact. Impacts to schools are handled through school impact fees for
commercial development as required by State law. Payment of school impact fees would
ensure no impact to schools would occur.

Parks? Less than Significant. The proposed use would serve commercial/retail purposes
only. As such, the demand for recreation would not increase and City parks would not be




Initial Study/Environmental Checklist -48- City of Oceanside, California

adversely affected by the project. In addition, the proposed project includes a muiti-
purposed bike trail w hich would connect with City and regional trail systems.

e) Other public facilities? Less than Significant. No significant impacts to other public
facilities are anticipated to occur with project implementation.
Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated
14.14 RECREATION.
Would the project:
a. Increase the use of existing
neighborhood and regional parks or
other recreational facilities, such O ] | <
that substantial physical
deterioration of the facility would
occur or be accelerated?
b. Does the project include
recreational facilities or require the
construction or expansion of O ] O X
recreational facilities, which might
have an adverse physical effect on
the environment?

a) Would the project increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facil ity would occur or
be accelerated? No Impact. The proposed use would serve commercial/retail purposes
only and would not increase population levels. As such, the demand for recreation would
not increase and City parks w ould not be adversely affected by the project.

b) Does the project include recreational facilities or require the construction or expansion of

recreational facilities which might have an adverse physical effect on the environment? No
Impact. The proposed use would serve commercial/retail purposes only and would not
increase population levels. As such, the demand for recreation would not increase and City
parks would not be adversely affected by the project. The proposed project does include the
provision of a multi-purpose bike trail along the eastern property line and parallel to Melrose
Drive, which would connect with the City and regional trail systems, consistent with the
Circulation and Recreational Trails Elements of the City’s General Plan which shows the
bike trail in its proposed location. T hus, no impacts are anticipated in this regard.
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Potentially

Potentially | Significant | Less than No
Significant Unless Significant | Impact
Mitigated

14.15 TRANSPORTATION/TRAFFIC.
Would the project:

a. Cause an increase in traffic which is
substantial in relation to the existing
traffic load and capacity of the street
system (i.e., result in a substantial O O X O
increase in either the number of vehicle
trips, the volume to capacity ratio on
roads, or congestion at intersections)?

b. Exceed, either individually or
cumulatively, a level of service standard
established by the county O X O O

congestion/management agency for
designated roads or highways?

c. Result in a change in air traffic patterns,
including either an increase in traffic OJ OJ ] X
levels or a change in location that
results in substantial safety risks?

d. Substantially increase hazards due to a

design feature (e.g., sharp curves or
dangerous intersections) or O ] X O
incompatible uses (e.g., farm
equipment)?

e. Result in inadequate emergency O O O X
access?

f. Result in inadequate parking capacity? O O O X

g. Conflict with adopted policies, plans, or

programs supporting alternative | O O] X
transportation (e.g., bus turnouts,

bicycle racks)?

a) Cause an increase in traffic which is substantial in relation to the existing traffic load and
capacity of the street system (i.e., result in a substantial increase in either the number of
vehicle trips, the volume to capacity ratio on roads, or congestion at intersections)? Less
than Significant. A Traffic Impact Analysis Report for the project was conducted by
Linscott, Law & Greenspan, Engineers in February 2008. A letter update dated June 18,
2008 was prepared for the project which provided a revised trip generation for the project
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based on a revised site plan. This update does not result in any changes to the significance
conclusions of the Traffic Impact Analysis Report. A total of ten intersections and six roadway
segments were evaluated for the purposes of the traffic study analysis.

Existing Conditions + Project Scenario
Intersection Analysis

The traffic analysis concluded that the following intersection would operate at unacceptable
levels of service with and without the addition of the proposed project:

¢ Melrose Drive/Vista Way (LOS F- p.m. peak hour);

All other intersections are calculated to operate at LOS D or better during both the AM and
PM peak hours with the addition of the proposed project.

Roadway Segment Analysis

All roadway segments within the study area were found to operate at LOS C or better with
the addition of the propo sed project.

Near-Term Conditions: Existing + Cumulative Scenario

Intersection Analysis

The traffic analysis concluded that following intersections would operate at unacceptable
levels of service with the addition of cumulative project traffic:

e Melrose Drive / Meadowbrook Drive (LOS F a.m. peak hour & LOS E p.m. peak

hour)
e College Boulevard / Oceanside Boulevard (LOS E a.m. peak hour & LOS F p.m.

peak hour)
e Oceanside Boulevard / Temple Heights Drive (LOS E p.m. peak hour)
¢ Melrose Drive / Olive Avenue (LOS E p.m. peak hour)
e Melrose Drive / Vista Way (LOS E a.m. peak hour & LOS F p.m. peak hour)

Roadway Segment Analysis

All roadway segments within the study area were found to operate at LOS C or better with
the addition of cumulative project traffic volumes.

Existing + Cumulative + Project Scenario
Intersection Analysis

The traffic analysis concluded that the following intersections would operate at unacceptable
levels of service with the addition of the proposed project:

e Melrose Drive / Meadowbrook Drive (LOS E/F a.m. peak hour & LOS C/F p.m.
peak hour)
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College Boulevard / Oceanside Boulevard (LOS E a.m. peak hour & LOS F p.m.
peak hour)

Oceanside Boulevard / Temple Heights Drive (LOS E p.m. peak hour)

Melrose Drive / Olive Avenue (LOS E p.m. peak hour)

Melrose Drive / Vista Way (LOS E a.m. peak hour & LOS F p.m. peak hour)

Roadway Segment Analysis

All roadway segments within the study area were found to operate at LOS C or better with
the addition of cumulative project and the proposed project traffic volumes.

Long-Term Scenario: Year 2020 Analysis
Intersection Analysis

The traffic analysis concluded that the following intersections would operate at unacceptabie
levels of service in the Year 2020:

* Melrose Drive / Santa Fe Avenue (LOS E a.m. & p.m. peak hours)

¢ Melrose Drive / Meadowbrook Drive (LOS F a.m. peak hour & LOS F p.m. peak
hour)

+ College Boulevard / Oceanside B oulevard (LOS F p.m. peak hour)

¢ Oceanside Boulevard / Temple Heights Drive (LOS E a.m. peak hour & LOS F
p.m. peak hour)

e Melrose Drive / Oceanside Boulevard (LOS E a.m. peak hour & LOS F p.m. peak
hour)

» Bobier Drive / Santa Fe Avenue (LOS E a.m. & p.m. peak hours)

¢ Melrose Drive / Olive Avenue (LOS E p.m. peak hour)

¢ Melrose Drive / Vista Way (LOS F a.m. & p.m. peak hours)

Roadway Segment Analysis

All roadway segments within the study area were found to operate at LOS D or better in the
Year 2020 analysis.

Analysis Summary

Since the impacted intersections already operate below city standards, both under existing
conditions and under exiting + cumulative project conditions (before the project traffic is
added), the impacts are not considered a direct result of the proposed project. No impacts
to roadway segments are identified.

Exceed, either individually or cumulatively, a level of service standard established by the
county congestion management agency for designated roads or highways? Potentially
Significant Unless Mitigated. Since the four impacted intersections in the project area
already operate below city standards, both under existing conditions and under existing +
cumulative project conditions (before the project traffic is added), the project’s contribution
to cumulatively significant impacts to four intersections would be considerable:
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c)

d)

e Melrose Drive/Meadowbrook Drive (LOS E/F a.m. peak hour & LOS C/F p.m.
peak hour

e Melrose Drive/Olive Avenue (LOS E p.m. peak hour)

¢ Melrose Drive/Vista Way (LOS F p.m. peak hour)

¢ Main Driveway/Bobier Drive (unacce ptable LOS without proposed signal)

Mitigation Measures

The following measures are required to mitigate significant cumulative impacts caused by
the proposed project to below significant levels.

Mitigation Measure — Traffic 01 - Melrose Drive/Meadowbrook Drive i ntersection: The project
applicant shall contribute its fair share towards the city-planned installation of a traffic signal
at the intersection. If the signal is not in place at the time of construction, the project
applicant shall install the signal and be reimbursed by the City (less its share of the cost for

the improvement).

Mitigation Measure — Traffic 02 - Melrose Drive/Olive Avenue intersection: The project
applicant shall contribute its fair share to the City of Vista towards an overlap signal for the

eastbound right tum lane at the intersection.

Mitigation Measure — Traffic 03 - Melrose Drive/Vista Way intersection: The project applicant
shall contribute its fair share to the City of Vista towards an overlap signal for the westbound

right turn lane at the inter section.

Mitigation Measure — Traffic 04 - Main Driveway/West Oceanside Boulevard (Bobier Drive)
intersection: The project applicant shall contribute its fair share towards the installation of a
traffic signal at the intersection. If the signal is not in place at the time of construction, the
project applicant shall install the signal and be reimbursed by the City (less its share of the
cost of the improvement). In addition, the project applicant shall provide the following lanes
to serve project traffic:

Northbound left turn only lane
Northbound through/right turn only lane
Westbound left turn only lane
Eastbound right turn only lane

Result in a change in air traffic patterns, including either an increase in traffic levels or a
change in location that results in substantial safety risks? No Impact. The project is not
located within the sphere of influence for any airports. The nearest airport, Oceanside
Municipal Airport, is located approximately seven miles to the southeast and given the
project's distance from that airport, no impacts are anticipated.

Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment)? Less than Significant. No
new public roadways are proposed as part of the project.
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e)

9)

Access to the proposed project would be provided from four different points. One access
point would be provided along Melrose Drive that would be designed as a right-in, right-out
with a short deceleration lane.

Three access points would be provided along Oceanside Boulevard. The first and farthest
west would be designed as a right-in, right-out with a right turn only and a short deceleration
lane. It would be located in between the gas station and building 5. The second access
point along Oceanside Boulevard would be located east of building 6. It would also be
designed as a right-in, right-out with a short deceleration lane. The third and most eastern
access point along Oceanside Boulevard would be located along the eastern project
boundary. It would be designed as full signal with a dedicated right tum lane into the
proposed site. Accordingly, all access points would be designed using City engineering
standards and no substantial increase in traffic hazards would occur with the proposed
project. No impact would occur.

Result in inadequate emergency access? No Impact. The internal traffic flow and external
access points have been designed to meet all City of Oceanside Fire Department Standards
and therefore, emergency access to the project would be adequate. Thus, no impacts
related to emergency a ccess would occur.

Result in inadequate parking capacity? No Impact. The proposed project would have a
total of 239 available parking spaces of which 223 would be standard spaces and 16 would
be handicap accessible spaces. The proposed parking providing minimally exceeds the 214
parking spaces required by City design standards. Accordingly, no impacts would occur.

Conflict with adopted policies, plans, or programs supporting alternative transportation (e.g.,
bus turnouts, bicycle racks)? No Impact. The proposed project would construct sidewalks
along Melrose Drive and Oceanside Boulevard in order to promote safe pedestrian
accessibility. A multipurpose trail would be constructed along the western property line and
parallel to Melrose Drive and would connect with the City and regional trail system, in
accordance with the Circulation and Recreation Trail Elements of the City General Plan.
Additionally, the new Sprinter train station, which began operation in January of 2008, is
located on the southwestern corner of the same intersection (Melrose Drive and Oceanside
Boulevard). The convenient accessibility to the new Sprinter station supports the goals of
the North County Transit District’s alternative transportation plan. Thus, the project would
implement and not adversely affect the City’s plans for alternative forms of transportation.

No impact would occur.
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Potentially
Potentially Significant Less than No
Significant Unless Significant | Impact
Mitigated
14.16 UTILITIES AND SERVICE
SYSTEMS.
Would the project:
a. Exceed wastewater treatment
requirements of the applicable
Regional Water Quality Control O O 0 X
Board?

b. Require or result in the construction
of new water or wastewater
treatment facilities or expansion of
existing facilities, the construction of O 0 0 X
which could cause significant
environmental effects?

c. Require or result in the construction
of new storm water drainage facilities
or expansion of existing facilities, the O ] [l X
construction of which could cause
significant environmental effects?

d. Have sufficient water supplies
available to serve the project from
existing entitlements and resources, O ] O X
or are new or expanded entitlements
needed?

e. Result in a determination by the
wastewater treatment provider which
serves or may serve the project that
it has adequate capacity to serve the O O X O
projects projected demand in
addition to the provider's existing

commitments?
f. Be served by a landfill with sufficient
permitted capacity to accommodate
the projects solid waste disposal O u O X
needs?
g. Comply with federal, state, and local
statutes and regulations related to Ol Ol O X

solid waste?
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a)

b)

d)

f)

g)

Exceed wastewater treatment requirements of the applicable Regional Water Quality
Control Board? No Impact. As the project would not involve wastewater treatment, it would
not exceed RWQCB standards for wastewater treatm ent.

Require or result in the construction of new water or wastewater treatment facilities or
expansion of existing facilities, the construction of which could cause significant
environmental effects? No Impact. The nature and scope of the proposed project would
not require or result in the construction of new water or wastew ater treatment facilities.

Require or result in the construction of new stormwater drainage facilities or expansion of
existing facilities, the construction of which could cause significant environmental effects?
No Impact. The project development design would utilize the existing storm drain facility
located at the southwest comer of the site. Based on response 14.8 e, the existing facilities
are sufficient to handle the minimal increase in runoff resulting from the proposed

development.

Have sufficient water supplies available to serve the project from existing entitlements and
resources, or are hew or expanded entitlements needed? No Impact. The proposed uses
are consistent with the General Plan and Zoning. Thus, the City’s Water Master Plan has
taken into account the water demands associated with the proposed project and the project

can be adequately served.

Result in a determination by the wastewater freatment provider which serves or may serve
the project that it has adequate capacity to serve the project’s projected demand in addition
to the provider's existing commitments? Less than Significant. The City’s wastewater
system has adequate capacity to serve the project site; however, the proposed project
would require to upsize a small portion of sewer line in Oceanside Boulevard to meet
standards. As the proposed project would include the required upsize of the sewer line in
Oceanside Boulevard, and the upsize would be adequate to serve the project, impacts

would be less than significant.

Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid
waste disposal needs? No Impact. The demolition and removal of existing improvements
would generate a minor increase in solid waste. This increase would not be significant in

the context of the relevant landfi I's operating capacity.

Comply with federal, state, and local statutes and regulations related to solid waste? No
Impact. The proposed project must comply with federal, state and local statutes and
regulations related to solid waste. The City’s Municipal Code, Article Il (Solid Waste
Services), Chapter 13 (Solid Waste and Recycling) regulates waste disposal in the city. The
proposed project would comply with all applicable regulations.
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Potentially
Significant

Potentially
Significant
Unless
Mitigated

Less than No
Significant | Impact

14.17 MANDATORY FINDINGS OF
SIGNIFICANCE.
Would the project:

a. Does the project have the potential to
degrade the qualty of the
environment, substantially reduce the
habitat of a fish or wildlife species,
cause a fish or wildlife population to
decrease below self- sustaining levels,
threaten to eliminate a plant or animal
community, reduce the number or
restrict the range of a rare or
endangered plant or animal, or
eliminate important examples of major
periods of California history or
prehistory?

b. Does the project have the potential to

' achieve short-term, to the
disadvantage of long-term,
environmental goals?

c. Does the project have impacts which
are individually limited, but
cumulatively considerable
(Cumulatively considerable means the
project's incremental effects are
considerable when compared to the
past, present, and future effects of
other projects)?

d. Does the project have environmental
effects which will have substantial
adverse effects on human beings,
directly or indirectly?

O

O O X

a. Does the project have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to decrease below self- sustaining levels, threaten to eliminate a plant or
animal community, reduce the number or restrict the range of a rare or endangered plant
or animal, or eliminate important examples of major periods of California history or
prehistory? Potentially Significant Unless Mitigated. The proposed project would
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15,

have the potential to reduce the amount of non-native grassland, disturbed Diegan
coastal sage scrub and disturbed habitat and potentially interrupt rapterbird breeding
season. Implementation of the mitigation measures would reduce the impacts to less
than significant levels (refer to section 14.4). In accordance with the mitigation measures
and the minor nature of the impacts, the proposed project would not result in a substantial
reduction of the habitat of fish or wildlife species. Additionally, as discussed on section
14.5, no historical or archaeological resources are located within the project site; thus, the
proposed project would not eliminate important examples of California history or

prehistory.

Does the project have the potential to achieve short-term, to the disadvantage of long-
term, environmental goals? No Impact. Implementation of the project would not interfere
with long-term environmental goals. No other environmental goals would be significantly
impacted by the proposed project.

Does the project have impacts which are individually limited, but cumulatively
considerable (Cumulatively considerable means the project’s incremental effects are
considerable when compared to the past, present, and future effects of other projects)?
Potentially Significant Unless Mitigated. The proposed project would contribute to pre-
existing unacceptable conditions at the intersections of Melrose Drive/Meadowbrook
Drive, Melrose Drive/Olive Avenue, Melrose Drive/Vista Way, and Main Driveway/Bobier
Drive (refer to section 14.15). To mitigate for cumulative impacts to the above mentioned
intersections, the installation of a traffic signal or an overlap signal for the relevant turn
lane is proposed at each of the intersections to be funded by the project applicant or
through fair share contributions and would mitigate project impacts to less than significant

levels.

Does the project have environmental effects which will have substantial adverse effects
on human beings, directly or indirectly? No Impact. The proposed project would not
cause substantial adverse effects on human beings, either directly or indirectly. This
conclusion is based on the above analysis that found potentially significant impacts
related to biological resources, cultural resources and traffic. These impacts would not
impact human beings and would be mitigated to below a level of significance.

PREPARATION. The initial study for the subject project was prepared by:

Baranek, Senior Project Manager, HELIX Environmental Planning, Inc.
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16.

[]

X

[1

17.

[]

X

18.

19.

DETERMINATION. (To be completed by lead agency) B ased on this initial ev aluation:

| find that the proposed project COULD NOT have a significant effect on the
environment, and a NEGATIVE DECLARATION will be prepared.

| find that although the proposed project could have a significant effect on the
environment, there will not be a significant effect in this case because the mitigation
measures described herein have been included in this project. A MITIGATED
NEGATIVE DECLARATION will be prepared.

| find that the proposed project MAY have a significant effect on the environment,
and an ENVIRONMENTAL IMPACT REPORT is required.

DE MINIMIS FEE DETERMINATION (Chapter 1706, Statutes of 1990-AB 3158)

It is hereby found that this project involves no potential for any adverse effect,
either individually or cumulatively, on wildlife resources and that a "Certificate of Fee

Exemption" shall be prepared for this project.

It is hereby found that this project could potentially impact wildlife, individually or
cumulatively, and therefore fees shall be paid to the County Clerk in accordance with
Section 711.4(d) of the Fish and Game Code.

ENVIRONMENTAL DETERMINATION: The initial study for this project has been
reviewed and the environmental determination, contained in Section V. preceding, is

hereby approved:

\MW

Juliana von Hacht, Associate Planner

PROPERTY OWNER/APPLICANT CONCURRENCE: Section 15070(b)(1) of the
California Environmental Quality Act (CEQA) Guidelines provides that Lead Agencies
may issue a Mitigated Negative Declaration where the initial study identifies potentially
significant effects, but, revisions in the project plans or proposals made by, or agreed to
by the applicant before a proposed mitigated negative declaration and initial study are
released for public review would avoid the effects or mitigate the effects to a point where
clearly no significant effects would occur. The property owner/applicant signifies by their
signature below their concurrence with all mitigation measures contained within this
environmental document. However, the applicants concurrence with the Draft Mitigated
Negative Declaration is not intended to restrict the legal rights of the applicant to seek
potential revisions to the mitigation measures during the public review process.

Gatlin Development Corporation
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Juliana Von Hacht Comments on the Application - 1
From: Maurice "MOE" Rosenberg [devserv@gmail.com)

Sent: Tuesday, April 29, 2008 2:13 PM

To: Juliana Von Hacht

Cc: Jerry Hittleman; Richard Greenbauer

Subject: RE: Accepted: Discuss neighborhood response to Melrose Station

Importance: High
Categories: Interested Party, P-1-08, Staff Report

Ms. Von Hacht...

Thank you for arranging and scheduling a meeting to discuss the community concerns respecting the proposed
Melrose Station Commercial Center.

Your request for lobbyist registration caught me by surprise, in that it is not my objective to “...influence or attempt
to influence a legislative or administrative action of the City of Oceanside by direct communication with any City
official or any commission, committee, board, task force or other body of the city.”

In a previous conversation | asked, who in particular represents the interests of the "Peacock Neighborhood”
planning area — and you advised that there was no organized entity or spokesperson. Why then is it necessary
for a spokesperson, representing the interests and concerns of the planning area’s citizens, to register as a
iobbyist? If this is the Planning Department’s policy it appears to run contrary to the City of Oceanside’s Vision
Statement, Mission Statement and Core Values. Without hearing the individual and/or collective voice of the
“Peacock Neighborhood” planning area residents, how can Staff provide “...information, guidance, alternatives
and professional recommendations to the City Council and Planning Commission in creating a vision that will
shape and define Oceanside™?

Where’s the accountability? The Development Department is funded through project review fees paid by the
project applicant/owner for processing their development applications. Perhaps the situation is comparable to the
coziness between the FAA and the airlines that has just recently come to light.

In an article by Marilyn Geewax, published in The Atlanta Journal-Constitution, 04/04/08 she says

and | quote: "The Federal Aviation Administration has become so friendly with airlines that it no

longer acts as the public's watchdog, whistle-blowers told Congress on Thursday.

"We are told that the airlines are our customers," FAA inspector Charlambe "Bobby" Boutris said.

"But we have a more important customer, the taxpayers” who want government to ensure a safe

aviation system.
Just as the whistle-blower pointed out that the FAA was too cozy - too friendly, with airline companies — so may
the Planning & Development Department be with project proponents. If this is the case then a conflict of interest
exists and Staff no longer acts in the public interest — perfecting the intent and expectation of City Ordinances,
Vision Statements, Mission Statements, Core Values and alike.

in light of the forging, | do not feel it necessary or appropriate, for the representative of a concerned citizens
group, to register as a lobbyist, in order to have access to Senior City Staff. Again, neither | nor the clients i
represent want to “...influence or attempt to influence a legisiative or administrative action of the City of
Oceanside by direct communication with any City official or any commission, committee, board, task force or

other body of the city.”

Those who have a vested interest in the outcome of the subject project should be afforded similar access to
Senior Staff; such as what the proponent has been granted - to engage in constructive dialogue as partners, in an
effort to achieve the most desirable and compatible development outcome for the neighborhood. Therefore,
uniess you withdraw the iobbyist registration requirement, as a precondition of our meeting tomorrow afternoon at
2:30PM, it would be inappropriate for me to appear as scheduled.

Respectfully...Moe

12/9/2008
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P-1-08 Melrose Station

] ; Communets on the Application - 1 cont.
Let's Futurize Our Attitudes PP "

Maurice "MOE" Rosenberg

RDS Rosenberg Development Services

7770 Regents Rd #113-192
San Diego, CA 92122-1967
Cell 858.864.7741
Fax 858.450.1899

Eml devserv@gmail.com

From: Juliana Von Hacht [mailto:JVonHacht@ci.oceanside.ca.us]
Sent: Wednesday, April 23, 2008 9:46 AM

To: moerose@earthlink.net
Subject: RE: Accepted: Discuss neighborhood response to Melrose Station

Please confirm when you have completed the registration that | mentioned. Thanks, J.

From: moerose@earthlink.net [mailto:moerose@earthlink.net]
Sent: Wednesday, April 23, 2008 9:46 AM

To: Juliana Von Hacht
Subject: Accepted: Discuss neighborhood response to Meirose Station
When: Wednesday, April 30, 2008 2:30 PM-3:00 PM (GMT-08:00) Pacific Time (US & Canada).

Where: Nikki O'Bleness

12/9/2008
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P-1-08 Melrose Station

Juliana Von Hacht _ Comments on the Application - 2
From: Maurice "MOE" Rosenberg [devserv@gmail.com]

Sent: Monday, June 02, 2008 8:33 AM

To: Juliana Von Hacht

Cc: Jerry Hittleman; Richard Greenbauer; Lauren Wasserman

Subject: Melrose Station Commercial Center - Case Number: P-1-08 - Regarding The "Gas Station/Mini-
Mart With Drive-Thru Car Wash" Use

importance: High
Categories: Interested Party, P-1-08, Staff Report

Ms. Juliana von Hacht...The Oceanside/Vista Residents for Compatible Development (OVRCD) has
previously presented their comments and suggestions, respecting the subject Melrose Station Commercial
Center (MSCC), directly to you, as well as, to the applicant, Kerry Bentin and the project’s urban
planning consultants, The Lightfoot Planning Group.

Upon further review and consideration of the applicant’s revised submittal documentation, dated April,

07%, 2008; with specific regard to the proposed “gas station/mini-mart with drive-thru car wash” —
OVRCD have determined that this particular use is not in compliance with the prevailing General Plan,
Neighborhood Commercial and (CN) Neighborhood Commercial, Zoning Designation requirements, as
they relate to this property.

In particular, the requested CUP, respecting the proposed ‘“‘gas station/mini-mart with drive-thru car
wash” component, of the MSCC application, should not be approved by virtue of the following analysis:

1. The products, services and drive-through characteristics, of a “gas station/mini-mart with
drive-thru car wash”, distinguishes it as a business that focuses on meeting the “immediate”
commercial needs not the “day to day” commercial needs of the community. The forgoing
dictates that the proposed “gas station/mini-mart with drive-thru car wash” cannot be
considered a “minor tenant” in the context of the Neighborhood Commercial, General

Plan Policy 2.22 A.

2. By virtue of its very enterprise, its inherent drive-through characteristics, its impulsive
products and services offering; the proposed “gas station/mini-mart with drive-thru car wash”
would appeal to and target the “immediate” commercial needs of the general traveling
public. It would be a major tenant with an intense use, in a highly visible, critical and
vulnerable project site location — its existence would have a dominating and predominating
impact on the entire development; with far reaching repercussions that would probably result
in unpredictable and unintended consequences, both on and off site. The forgoing dictates
that the proposed “gas station/mini-mart with drive-thru car wash” cannot be considered a
“minor tenant” nor a “convenience business” in the context of the Neighborhood
Commercial, General Plan Policy 2.22 A.

3. The proposed “gas station/mini-mart with drive-thru car wash” has several inherent site
limitations that are extremely inhibiting, constrictive and/or restrictive:

a) The project site area consists of approximately 6.5 net acres, where as, the

Neighborhood Commercial, General Plan Policy 2.22 B. states that “Areas shall be
generally between ten (10) and thirty (30) acres”.

12/9/2008
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Comments on the Application - 2 cont.
b) The limited frontage distance along the Melrose Avenue side of the project does not
allow for a separate and dedicated point of ingress and egress for the “gas station/mini-
mart with drive-thru car wash”. Not having dedicated points of ingress and egress
negatively impacts the intense internal and external traffic circulation demands of the
entire project diminishing and compromising the project as a whole.

¢) In addition to the identified queuing requirements for the mini-mart and drive-thru car
wash, the inherent drive-through characteristics of the proposed gas station
component, comprising 10 filling positions at 5 pump-islands, creates an inordinate
and subsequently intolerable vehicle stacking strain that would negatively impact
traffic circulation both on and off site. While drive-through uses require the provision
of 5 car spaces per queue - none is being provided for in this instance. The forgoing
dictates that the proposed “gas station/mini-mart with drive-thru car wash” cannot be
considered as being “well integrated into the center’s design” in the context of the
Neighborhood Commercial, General Plan Policy 2.22 A.

By way of example it should be noted that:

A citywide investigation/inventory by RDS has determined that throughout the City of Oceanside,
“drive-throughs” are not generally permitted within the CN zone. (RDS identified only 1
development in the entire city that is zoned CN “Neighborhood Commercial” and has drive-

through uses.)

Whereas there are in excess of 70 drive-throughs (approximately 40 fast-food restaurants and 30
gas stations) located within the City of Oceanside, all of which are either free standing and/or sited
within “Commercial District” zones other than CN - except for the 1 instance previously

mentioned.)

By virtue of statistical omission it is apparent that the intent and purpose of the CN - “Commercial
District” zone designation is not to accommodate extraneous drive-through uses but rather...“To
provide sites for business serving the daily needs of nearby residential areas while establishing
development standards that prevent significant adverse effects on residential uses adjoining a

CN district.”

The Union 76 facility, located on the southeast corner of Mission Avenue and Canyon Drive is a
well integrated into a 13+ acre, CN zoned, shopping center site — making it large enough to
accommodate the intensity of the gas station drive-through use. Also, the site is adequately
configured to accommodate 7 points of ingress and egress (4 off Mission Ave. and 3 off Canyon
Dr.) that serve the site — 2 of which (1 off Mission Ave. and 1 off Canyon Dr.) are dedicated solely

to the Union 76 service station use.)

In addition to the forgoing land use and zoning contentions, there are several negative features, impacts,
key issues and/or concerns regarding the development of “‘gas station/mini-mart with drive-thru car
wash” on such a small, CN zoned, commercial site. These are as follows:

o Traffic congestion concerns, impeding ingress, egress and internal circulation

Onsite traffic resulting in compounded commercial use noise

Fuel trucks constantly passing through the site at all hours

Potential hazards and noxious fumes emanating from the storage of fuel

Undesirable night time conditions resulting from gas pump and parking lot lighting

The Sprinter now provides increased transient access that will result in loitering or worse
Beer and wine sales are an attraction for loitering and a community concern

12/9/2008
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Comments on the Application -2 cont.
o Pedestrian Safety - Sprint Rail commuter transportation line
o Environmental Health & Safety concerns — chemicals in ground and runoff (waste water etc.),
lighting, signage create visual pollution
In the case of the proposed MSCC project, the proposed “‘gas station/mini-mart with drive-thru car wash”
will severely compromise what is already a busy and now complicated intersection (Sprinter rail crossing
on Melrose Drive, south of Oceanside Boulevard). The vehicular traffic that the proposed “gas
station/mini-mart with drive-thru car wash” would generate would be too much - it would be hazardous
as a result of the high traffic volume constantly trying to get in and out of the center — particularly at the
single point of ingress and egress point along the Melrose Drive frontage. The “gas station/mini-mart
with drive-thru car wash” components of this development, in and of themselves, would create the
biggest potential negative impact — fostering increased traffic congestion and movement problems,
vehicular and pedestrian safety issues, as well as, posing fire and environmental hazard concerns.
The size and layout of the site, the increase in vehicular traffic and its impact on Melrose Drive and
Oceanside Boulevard, as well as, increased pedestrian traffic from the commuter rail station, could create
numerous, unacceptable, problems. Thus support and ultimate approval of the ‘“‘gas station/mini-mart
with drive-thru car wash” component of this development would have a series of negative impacts on the

surrounding neighborhood area.

In addition, increasing the number of fueling stations in the area (be it in Oceanside or Vista) runs
contrary to the intent of the City ordinances and is an unnecessary over saturation and bad precedent.

The CN zoning designation is not the typical zone for gas stations, mini-marts, and car washes. By virtue
of the prior citywide planning approach to drive-through uses, it is apparent that the CG zone designation
is by far the preferred zoning category; and the zoning precedent that approving this application would
set is not in the best interests of the City of Oceanside. Senior planners in the City need to take into
consideration the need for greater neighborhood compatibility and the adverse zoning precedent approval

of this project would set.

The foregoing comments respecting the “gas station/mini-mart with drive-thru car wash” component of
the proposed MSCC project, validates the contentions of the OVRCD, that the proposed project does not
meet the goals and objective of the City’s General Plan and Zoning Ordinance.

o The site plan and physical design of the propose project is not consistent with the purposes of the
Zoning Ordinance since it does not meet the intent of the development regulation and design
standards as they relate to the “gas station/mini-mart with drive-thru car wash” component.

o The Development Plan as proposed does not conform to the City’s General Plan since the proposed
““gas station/mini-mart with drive-thru car wash” use is too intense and inconsistent with the
established land use development criteria for the site.

In conclusion, the “gas station/mini-mart with drive-thru car wash” component of the MSCC project is
not consistent with the General Plan Policies for Neighborhood Commercial. The “gas station/mini-mart
with drive-thru car wash” use is too large and intense for the size of the site and cannot be “well
integrated” into the site design. This ultimately detracts from and adversely impacts the underlying “day
to day”, commercial needs intent and criteria of the Neighborhood Commercial land use policies.
Furthermore, the requested Conditional Use Permit should not be approved, since the proposed use
cannot be considered allowable on this CN zone property, when the project’s site plan is not designed to
meet the spirit and intent of the City’s applicable land use development policies.

The OVRCD respectfully suggest that the City of Oceanside, Planning Department review the pending

application in light of the forging observations, concerns and contentions. It is the feeling of the
neighborhood that the developer can do better and an effort should be made to provide the community

12/9/2008
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P-1-08 Melrose Station

Comments on the Application - 2 cont.
with a 215 century, community sensitive development — not and “‘old school” strip center. We believe
that Oceanside deserves a better quality and character of development on this property. Thus, revising
the project to make it more compatible with the intent of the CN zoning designation, that calls for low
impact neighborhood uses, is fitting and necessary, to discourage, prevent, and insure that the CN Zoning
Designation is not abused now or in the future. The first step to doing this would be to reject the request
for the CUP proposing the “gas station/mini-mart with drive-thru car wash” on this CN zoned property.

Respectfully submitted by Maurice “MOE” Rosenberg for the OVRCD

Let's Futurize Our Attitudes

Maurice "MOE" Rosenberg

RDS Rosenberg Development Services

7770 Regents Rd #113-192
San Diego, CA 92122-1967
Cell 858.864.7741

Fax 858.450.1899

Eml devserv@gmail.com

12/9/2008



Page 1 of 8
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Juliana Von Hacht Comments on the Application - 3
From: Maurice "MOE" Rosenberg [devserv@gmail.com]

Sent: Friday, July 11, 2008 2:23 PM

To: Jim Wood; Rocky Chavez; Jack Feller; Jerry Kem; Esther Sanchez; City Council; Vida Murreli;

Jerry Hittleman; Lauren Wasserman; Richard Greenbauer; Juliana Von Hacht;
DCalvo@cityofvista.com; Mvance@cityofvista.com; FLopez@cityofvista.com;
SGronke@cityofvista.com; BCampbell@cityofvista.com; JRitter@cityofvista.com;
JTurley@cityofvista.com; JConley@cityofvista.com; PChow@cityofvista.com;
GMayer@cityofvista.com

Subject: Proposed Melrose Station Commercial Center (P-1-08) - SE Corner of Oceanside Blvd &
Melrose Dr

Importance: High
Categories: Interested Party, P-1-08, Staff Report

ATTENTION: City of Oceanside
Mayor, Deputy Mayor and City Council Members
Planning Commission
City Planner — Jerry Hittleman
Planning & Development Services Director — Lauren Wasserman
Sentor Planner — Richard Greenbauer
Associate Planner / Project Manager - Juliana von Hacht
City of Vista
Mayor, Mayor Pro Tem and City Council Members
Community Development Director — John Conley
City Planner — Patsy Chow
Principal Engineer — Greg Mayer

PLEASE NOTE: The Following Subject Matter Is Being Sent Via Email And United States Postal
Service.

The “Oceanside/Vista Residents for Compatible Development” (OVRCD) respectfully take this
opportunity to inform you of their concerns, contentions and objections respecting the following
commercial development application, submitted to the City of Oceanside earlier this year:

Project Title: Melrose Station Commercial Center (MSCC)
Address / Location: SE Corner of Oceanside Blvd & Melrose Dr

Case Number: P-1-08

APN: 161-030-07
Approvals: Tentative Parcel Map, Development Plan, Conditional Use Permits, and Variance

Status: Pending
Application Submittal Date: January 16th, 2008
Application Resubmit Date: April 7th 2008 (description, justification, revisions, etc.)

In this regard OVRCD hereby wishes to apprise you of its investigative efforts and ongoing dialogue,
with both the Applicant and the City’s Project Manager, relating to the proposed development (See
attached email correspondence file, “06-02-08).

Having scrutinized the City of Oceanside’s General Plan and Zoning Designation policies it has been
determined that the proposed “gas station/mini-mart with drive-thru car wash” is not in compliance with

12/9/2008
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. P-1-08 Melrose Station, Comments on the application - 3 cont.
the prevailing General Plan, Neighborhood Commercial and (CN) Neighborhood Commercial, Zoning

Designation requirements, as they relate to this property.

OVRCD has shared its contentions and attempted to encourage the Applicant and City to make the
requisite revisions to the subject application (i.e. remove the “gas station/mini-mart with drive-thru car
wash” from the development plan and relocate the “‘grocery market” to a more suitable site on the
property, where it will have less of a negative impact on the residence immediately to the east).

OVRCD does not see this matter as a difference of opinion or interpretation. The ‘“‘gas station/mini-mart
with drive-thru car wash” component of the MSCC project is not consistent with the General Plan
Policies for Neighborhood Commercial. The “gas station/mini-mart with drive-thru car wash” use is too
large and intense for the size of the site and cannot be “well integrated” into the site design. This
ultimately detracts from and adversely impacts the underlying “day to day”, commercial needs intent and
criteria of the Neighborhood Commercial land use policies. Furthermore, the requested Conditional Use
Permit should not be approved, since the proposed use cannot be considered allowable on this CN zone
property, when the project’s site plan is not designed to meet the spirit and intent of the City’s applicable
land use development policies (See attached email correspondence file, <06-02-08”).

Also, please be advised that as of June 30th, 2008 the attached “MSCC Petition List” has more than 80
residents signed-on in opposition to the “gas station/mini-mart with drive-thru car wash”, conditional use
component of the MSCC and relocation of the “grocery market” to a more suitable site on the property
(See attached PDF file, “MSCC Petition List™). I expect several hundred more signatures shortly, since
dozens of community residents continue to sign the petition each week.

It appears that in spite of our best efforts to delineate and communicate the noncompliance issues as they
pertain to the City’s General Plan policies, we have not heard or seen any specific feedback that would

suggest that the OVRCD position is being taken seriously.

The City of Oceanside’s General Plan polices respecting the Neighborhood Commercial land use
category, as well as, it’s (CN) Neighborhood Commercial, Zoning Designation, are very clear and

straight forward. Therefore;

1. The OVRCD respectfully urges you to review the attached documentation in the hopes of averting
a contentions community battle - ensuring that the City of Oceanside’s planning staff adheres to the

City’s General Plan and Zoning Designation policies.

2. The OVRCD respectfully requests that you communicate with the City of Oceanside’s Planning
Department regarding this application, to irrefutably determine if the subject application complies
fully with the City of Oceanside’s General Plan polices respecting the Neighborhood Commercial
land use category, as well as, it’s (CN) Neighborhood Commercial, Zoning Designation.

Respectfully provided by Maurice “MOE” Rosenberg for the OVRCD

Let's Futurize Our Attitudes

Maurice "MOE" Rosenberg
RDS Rosenberg Development Services

7770 Regents Rd #113-192
San Diego, CA 92122-1967
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Fax 858.450.1899 P-1-08 Melrose Station, Comments on the Application - 3 cont.

Eml devserv@gmail.com

cc: City of Oceanside

300 N. Coast Highway

Oceanside CA 92054
Mayor —- Jim Wood
Tel (760) 435-3059 Fax (760) 435-3045
JWood@ci.oceanside.ca.us
Deputy Mayor — Rocky Chavez
Tel (760) 435-3061 Fax (760) 435-3045
RChavez(@ci.oceanside.ca.us
Councilmember — Jack Feller
Tel (760) 435-3056 Fax (760) 435-3045
JFeller@ci.oceanside.ca.us
Councilmember — Jerome Kern
Tel (760) 435-3032 Fax (760) 435-3045
JKerm(@ci.oceanside.ca.us
Councilmember — Esther Sanchez
Tel (760) 435-3057 Fax (760) 435-3045
ESanchez(@ci.oceanside.ca.us
Mayor, Deputy Mayor and City Council Members
Tel (760) 435-3029 Fax (760) 435-3045
Council@ci.oceanside.ca.us
Planning Commission, Chair — Dennis Martinek
Planning Commission, Vice Chair — Dick Parker
Planning Commissioner — Louise Balma
Planning Commissioner — Stan Bertheaud
Planning Commissioner — Claudia Troisi
Planning Commissioner — Bob Neal
Planning Commissioner — Tom Reosales
Planning Commission, Staff Liaison — Jerry Hittleman
C/0O Vida Murrell, Secretary - Planning Commission
Tel (760) 435-3520 Fax (760) 754-2958
VMurrell@ci.oceanside.ca.us
City Planner — Jerry Hittleman
Tel (760) 435-3520 Fax (760) 754-2958
JHittleman(@ci.oceanside.ca.us
Planning & Development Services Director — Lauren Wasserman
Tel (760) 435-3520 Fax (760) 754-2958
LWasserman(@ci.oceanside.ca.us
Senior Planner — Richard Greenbauer
Tel (760) 435-3520 Fax (760) 754-2958
RGreenbauer@ci.oceanside.ca.us
Associate Planner / Project Manager - Juliana von Hacht
Oceanside CA 92054
Tel (760) 435-3520 Fax (760) 754-2958
JvonHacht(@ci.oceanside.ca.us

12/9/2008



Page 4 of 8

City of Vista
600 Eucalyptus Avenue
Vista CA 92084
Mayor, Mayor Pro Tem and City Council Members
C/O City Council Secretary — Doris Calvo
Tel (760) 639-6130 Fax (760) 639-6132
DCalvo@cityofvista.com
Mayor — Vance Morris
Tel (760) 639-6130 Fax (760) 639-6132
Mvance@cityofvista.com
Mayor Pro Tem — Frank Lopez
Tel (760) 639-6130 Fax (760) 639-6132
FLopez@cityofvista.com
Councilmember — Steve Gronke
Tel (760) 639-6130 Fax (760) 639-6132
SGronke@cityofvista.com
Councilmember — Bob Campbell
Tel (760) 639-6130 Fax (760) 639-6132
BCampbell@cityofvista.com
Councilmember - Judy Ritter
Tel (760) 639-6130 Fax (760) 639-6132
JRitter@cityofvista.com
Community Development Director — John Conley
C/O Administrative Assistant, Joan Turley
Tel (760) 726-1340 x1203 Fax (760) 639-6101
JConley@cityofvista.com
City Planner — Patsy Chow
Tel (760) 726-1340 x1267 Fax (760) 639-6101
PChow(@cityofvista.com
Principal Engineer — Greg Mayer
Tel (760) 726-1340 x1206 Fax (760) 639-6101
GMayer@cityofvista.com

P-1-08 Melrose Station, Comments on the Application ~ 3 cont.

From: Maurice "MOE" Rosenberg [devserv@gmail.com]
Sent: Monday, June 02, 2008 8:33 AM

To: 'Juliana Von Hacht'
Cec: 'JHittleman@ci.oceanside.ca.us'; 'RGreenbauer@ci.oceanside.ca.us";

'"LWasserman@ci.oceanside.ca.us'
Subject: Melrose Station Commercial Center - Case Number: P-1-08 - Regarding The "Gas

Station/Mini-Mart With Drive-Thru Car Wash" Use

Ms. Juliana von Hacht...The Oceanside/Vista Residents for Compatible Development (OVRCD) has
previously presented their comments and suggestions, respecting the subject Melrose Station Commercial
Center (MSCC), directly to you, as well as, to the applicant, Kerry Bentin and the project’s urban
planning consultants, The Lightfoot Planning Group.

Upon further review and consideration of the applicant’s revised submittal documentation, dated April,
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P-~1-08 Melrose Station, Comments on the Application ~ 3 cont.

07th, 2008; with specific regard to the proposed “gas station/mini-mart with drive-thru car wash” —
OVRCD have determined that this particular use is not in compliance with the prevailing General Plan,
Neighborhood Commercial and (CN) Neighborhood Commercial, Zoning Designation requirements, as

they relate

to this property.

In particular, the requested CUP, respecting the proposed “gas station/mini-mart with drive-thru car
wash” component, of the MSCC application, should not be approved by virtue of the following analysis:

1.

The products, services and drive-through characteristics, of a “gas station/mini-mart with
drive-thru car wash”, distinguishes it as a business that focuses on meeting the “immediate”
commercial needs not the “day to day” commercial needs of the community. The forgoing
dictates that the proposed “gas station/mini-mart with drive-thru car wash” cannot be
considered a “minor tenant” in the context of the Neighborhood Commercial, General

Plan Policy 2.22 A.

By virtue of its very enterprise, its inherent drive-through characteristics, its impulsive
products and services offering; the proposed ““gas station/mini-mart with drive-thru car wash”
would appeal to and target the “immediate” commercial needs of the general traveling
public. It would be a major tenant with an intense use, in a highly visible, critical and
vulnerable project site location — its existence would have a dominating and predominating
impact on the entire development; with far reaching repercussions that would probably result
in unpredictable and unintended consequences, both on and off site. The forgoing dictates
that the proposed “gas station/mini-mart with drive-thru car wash” cannot be considered a
“minor tenant” nor a “convenience business” in the context of the Neighborhood

Commercial, General Plan Policy 2.22 A.

The proposed “gas station/mini-mart with drive-thru car wash” has several inherent site
limitations that are extremely inhibiting, constrictive and/or restrictive:

a) The project site area consists of approximately 6.5 net acres, where as, the
Neighborhood Commercial, General Plan Policy 2.22 B. states that “Areas shall be

generally between ten (10) and thirty (30) acres”.

b) The limited frontage distance along the Melrose Avenue side of the project does not
allow for a separate and dedicated point of ingress and egress for the “‘gas station/mini-
mart with drive-thru car wash”. Not having dedicated points of ingress and egress
negatively impacts the intense internal and external traffic circulation demands of the
entire project diminishing and compromising the project as a whole.

c) In addition to the identified queuing requirements for the mini-mart and drive-thru car
wash, the inherent drive-through characteristics of the proposed gas station
component, comprising 10 filling positions at 5 pump-islands, creates an inordinate
and subsequently intolerable vehicle stacking strain that would negatively impact
traffic circulation both on and off site. While drive-through uses require the provision
of 5 car spaces per queue — none is being provided for in this instance. The forgoing
dictates that the proposed “gas station/mini-mart with drive-thru car wash” cannot be
considered as being “well integrated into the center’s design” in the context of the
Neighborhood Commercial, General Plan Policy 2.22 A.

By way of example it should be noted that:
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e A citywide investigation/inventory by RDS has determined that throughout the City of Oceanside,
“drive-throughs™ are not generally permitted within the CN zone. (RDS identified only 1
development in the entire city that is zoned CN ‘“Neighborhood Commercial” and has drive-

through uses.)

o Whereas there are in excess of 70 drive-throughs (approximately 40 fast-food restaurants and 30
gas stations) located within the City of Oceanside, all of which are either free standing and/or sited
within “Commercial District” zones other than CN - except for the 1 instance previously

mentioned.)

By virtue of statistical omission it is apparent that the intent and purpose of the CN - “Commercial
District” zone designation is not to accommodate extraneous drive-through uses but rather...“To
provide sites for business serving the daily needs of nearby residential areas while establishing
development standards that prevent significant adverse effects on residential uses adjoining a

CN district.”

o The Union 76 facility, located on the southeast corner of Mission Avenue and Canyon Drive is a
well integrated into a 13+ acre, CN zoned, shopping center site — making it large enough to
accommodate the intensity of the gas station drive-through use. Also, the site is adequately
configured to accommodate 7 points of ingress and egress (4 off Mission Ave. and 3 off Canyon
Dr.) that serve the site — 2 of which (1 off Mission Ave. and 1 off Canyon Dr.) are dedicated solely
to the Union 76 service station use.)

In addition to the forgoing land use and zoning contentions, there are several negative features, impacts,
key issues and/or concerns regarding the development of “gas station/mini-mart with drive-thru car
wash” on such a small, CN zoned, commercial site. These are as follows:

« Traffic congestion concerns, impeding ingress, egress and internal circulation

Onsite traffic resulting in compounded commercial use noise

Fuel trucks constantly passing through the site at all hours

Potential hazards and noxious fumes emanating from the storage of fuel

Undesirable night time conditions resulting from gas pump and parking lot lighting

The Sprinter now provides increased transient access that will result in loitering or worse

Beer and wine sales are an attraction for loitering and a community concern

Pedestrian Safety - Sprint Rail commuter transportation line

Environmental Health & Safety concerns — chemicals in ground and runoff (waste water etc.),
lighting, signage create visual pollution

In the case of the proposed MSCC project, the proposed “gas station/mini-mart with drive-thru car wash”
will severely compromise what is already a busy and now complicated intersection (Sprinter rail crossing
on Melrose Drive, south of Oceanside Boulevard). The vehicular traffic that the proposed “gas
station/mini-mart with drive-thru car wash” would generate would be too much - it would be hazardous
as a result of the high traffic volume constantly trying to get in and out of the center — particularly at the
single point of ingress and egress point along the Melrose Drive frontage. The “gas station/mini-mart
with drive-thru car wash” components of this development, in and of themselves, would create the
biggest potential negative impact — fostering increased traffic congestion and movement problems,
vehicular and pedestrian safety issues, as well as, posing fire and environmental hazard concerns.

The size and layout of the site, the increase in vehicular traffic and its impact on Melrose Drive and
Oceanside Boulevard, as well as, increased pedestrian traffic from the commuter rail station, could create
numerous, unacceptable, problems. Thus support and ultimate approval of the “gas station/mini-mart
with drive-thru car wash” component of this development would have a series of negative impacts on the

surrounding neighborhood area.

In addition, increasing the number of fueling stations in the area (be it in Oceanside or Vista) runs
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contrary to the intent of the City ordinances and is an unnecessary over saturation and bad precedent.

The CN zoning designation is not the typical zone for gas stations, mini-marts, and car washes. By virtue
of the prior citywide planning approach to drive-through uses, it is apparent that the CG zone designation
is by far the preferred zoning category; and the zoning precedent that approving this application would
set is not in the best interests of the City of Oceanside. Senior planners in the City need to take into
consideration the need for greater neighborhood compatibility and the adverse zoning precedent approval

of this project would set.

The foregoing comments respecting the “gas station/mini-mart with drive-thru car wash” component of
the proposed MSCC project, validates the contentions of the OVRCD, that the proposed project does not
meet the goals and objective of the City’s General Plan and Zoning Ordinance.

» The site plan and physical design of the propose project is not consistent with the purposes of the
Zoning Ordinance since it does not meet the intent of the development regulation and design
standards as they relate to the “gas station/mini-mart with drive-thru car wash” component.

o The Development Plan as proposed does not conform to the City’s General Plan since the proposed
“gas station/mini-mart with drive-thru car wash” use is too intense and inconsistent with the
established land use development criteria for the site.

In conclusion, the “gas station/mini-mart with drive-thru car wash” component of the MSCC project is
not consistent with the General Plan Policies for Neighborhood Commercial. The “gas station/mini-mart
with drive-thru car wash” use is too large and intense for the size of the site and cannot be “well
integrated” into the site design. This ultimately detracts from and adversely impacts the underlying “day
to day”, commercial needs intent and criteria of the Neighborhood Commercial land use policies.
Furthermore, the requested Conditional Use Permit should not be approved, since the proposed use
cannot be considered allowable on this CN zone property, when the project’s site plan is not designed to
meet the spirit and intent of the City’s applicable land use development policies.

The OVRCD respectfully suggest that the City of Oceanside, Planning Department review the pending
application in light of the forging observations, concerns and contentions. It is the feeling of the
neighborhood that the developer can do better and an effort should be made to provide the community

with a 215! century, community sensitive development — not and “old school” strip center. We believe
that Oceanside deserves a better quality and character of development on this property. Thus, revising
the project to make it more compatible with the intent of the CN zoning designation, that calls for low
impact neighborhood uses, is fitting and necessary, to discourage, prevent, and insure that the CN Zoning
Designation is not abused now or in the future. The first step to doing this would be to reject the request
for the CUP proposing the “gas station/mini-mart with drive-thru car wash” on this CN zoned property.

Respectfully submitted by Maurice “MOE” Rosenberg for the OVRCD

Let's Futurize Our Attitudes

Maurice "MOE" Rosenberg

RDS Rosenberg Development Services

7770 Regents Rd #113-192
San Diego, CA 92122-1967
Cell 858.864.7741
Fax 858.450.1899
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Juliana Von Hacht

From: Chris Harrison [chris@lightfootpg.com]

Sent: Tuesday, July 29, 2008 10:00 AM

To: Juliana Von Hacht; George Buell; City Council; Peter Weiss

Cc: Jerry Hittleman; kbentin@gatlindc.com; Lou Lightfoot; Ann Gunter

Subject: RE: Proposed Melrose Station Commercial Center (P-1-08) - SE Corner of Oceanside Bivd &
Melrose Dr

importance: High

Contacts: Chris Harrison

Categories: Interested Party, P-1-08, Staff Report

Juliana:

Thank you for forwarding the e-mail from Mr. Rosenberg. I'd like to take this time to
review the facts, as have been discussed with staff before, and as have been discussed
with Mr. Rosenberg. In addition, I would like it made clear that the applicant offered to
meet with the group Mr. Rosenberg represents regarding the project, but, he declined that

offer.

As this e-mail is being sent to the same Senior Staff and elected City officials as Mr.
Rosenberg's e-mail's, I am reminding you all that I am a registered lobbyist with the City
of Oceanside. I represent the applicant for this project, Gatlin Development Company.

Firstly, Mr. Rosenberg claims the gas station/mini-mart/carwash is not in compliance with
the General Plan and Zoning designations for the site. 1In fact, General Plan Policy 2.22
A, lists the general types of business uses allowed in a Neighborhood Commercial District
of which the two proposed uses Mr. Rosenberg opposes (the gas station and
mini-supermarket) are clearly allowed as they meet the "day to day commercial needs of the
community”. If they didn't meet the spirit and intent of this General Plan Policy they
wouldn't be allowed in the corresponding Zone per the Zoning Code. As you know, the
Zoning Code refers to specific business types allowed in a specific Zone (the General Plan
policy referenced does speak directly of "supermarkets”, but, not of gas stations/mini-
marts/carwashes, or flower stores or banks for that matter). To determine if the proposed
specific uses are allowed on the site, the Zoning Code must also be consulted. The Zoning
Code provides the specific development guidelines to implement the General Plan. As you
know, Article 11 of the Code governs Commercial Districts.

Per Section 1120 of the Code, the proposed mini-supermarket ("boutique”

market) and service station/mini-mart/carwash are allowed in the CN Zone with the issuance
of a Conditional Use Permit (see pages 11-7 and 11-8).

In fact, the proposed gas station/mini-mart/carwash is allowed in 5 different Commercial
districts including Neighborhood Commercial (CN), Community Commercial (CC), General
Commercial (GC), Limited Commercial (CL}, and Special Commercial, Highway Oriented (CS-
HO), all subject to issuance of a Conditional Use Permit. The market is allowed in all
zones except the Commercial Professional (CP). It couldn't be any more clear that the
proposed uses are allowed in the CN Zone. This Section of the Code also refers the
Service Station and Carwash use to Section

3011 of the Zoning Code to further define how this use is to be "integrated" into a

project (see page 11-15, note G).

Article 30 of the Zoning Code provides Site Regulations which apply in all or several
districts, and Section 3011 is specific to "Service Stations and Automobile Washing".
Section 3011, A, states: "Minimum separation between site boundaries shall be 500 feet,
except that one such use may be located at each corner of a street intersection." In
response to this siting requirement, the project has proposed the subject use at the
southeast corner of the Melrose Drive and Oceanside Boulevard intersection. It is
important to note that this location happens to be the furthest point on the site from the

adjacent Vista residential area (over 500 feet away).
Mr. Rosenberg also contends that the use is "too large and intense for the size of the
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site and cannot be well integrated into the site design". The proposed building for the
use is the smallest proposed by far at 2,885 SF, and the lot associated with the use is
the second smallest at 0.64 acres (which is 13% of the proposed center's new lot area).
Clearly, this use is not too large for the site and it certainly will not dominate the
site. As far as being "well integrated" into the site design, the use has been sited as
clearly indicated by the Zoning Code (see the discussion above regarding Section 3011).

Clearly, the use is allowed on this site.

Mr. Rosenberg also contends that the carwash component of the service station makes it a
"drive thru use", similar to a fast food restaurant or drive thru bank. Section 1120 of
the Zoning Code clearly distinguishes regulations for businesses with "Drive-thru/Drive-

up "
services as Banks and Savings and Loans (see page 11-6) and Eating and/or Drinking
Establishments (see page 11-8). Service Stations and Automobile washing have no such

regulations, are individual defined, and have never been classified by the City as a
"drive thru" use. A car wash facility does require it's own Conditional Use Permit to
evaluate siting and operations and for enforcement of special conditions of approval.

Mr. Rosenberg also asserts that the applicant is not being sensitive to the Vista
residents to the east of the site. That is not true. Since we met with Mr. Rosenberg,
the applicant has re-designed the site to include a public bike trail that will extend
along the sites eastern property line which provides a great public benefit and it results
in an extra wide buffer between the boutique market and the Vista residents to the east.
As you know, the required setback along this property line is

15 feet and the project proposes a 54 foot setback. 1In addition to this large setback,
the applicant will also construct a noise attenuation wall along the property line to
further limit the impacts from the center on the adjacent Vista residents. This wall also
complies with the Zoning Code requirement to provide a 6-foot wall between commercial and
residential uses when they are adjacent to each other. The applicant has worked to
address the concerns expressed by Mr. Rosenberg in the most recent project submittal.

Mr. Rosenberg is correct in that the General Plan Land Use Policies related to
Neighborhood Commercial Districts and the corresponding Zoning Code Sections are clear and
straight forward. They are clear and straight forward in ALLOWING the subject uses on the
site. They even spell out specifically where on a site the gas station/mini-mart/carwash
should be sited (each corner of a street intersection) and the applicant has complied with

the requirement from day one.

Thank you for the opportunity to clarify these points.

Chris Harrison
Senior Planner

The Lightfoot Planning Group
5750 Fleet Street, Suite 250
Carlsbad, CA 92008

P - 760.692.1924

F - 760.692.1935

E - chris@lightfootpg.com

----- Original Message-----
From: Juliana Von Hacht [mailto:JVonHacht@ci.oceanside.ca.us]

Sent: Friday, July 18, 2008 4:35 PM
To: George Buell

Cc: City Council; Peter Weiss
Subject: RE: Proposed Melrose Station Commercial Center (P-1-08) - SE Corner of Oceanside

Blvd & Melrose Dr

George,

Thank you for contacting Peter while I was out of the office (attending a Planning course
in Ventura).

I have previously meet with Mr. Rosenberg to discuss his concerns and review the scope of
the Melrose Station proposal with him. Today, I contacted Mr. Rosenberg and scheduled a
meeting with him on Wednesday, July 30, 2008. We discussed the content of his message and
a meeting seems warranted.
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Also today, a revised Melrose Station project submittal was received and I believe that
some of the revisions should satisfy the concerns expressed by Mr. Rosenberg.

I can provide you with a meeting summary. Please let me know your preference. (At this
point in time, Mr. Rosenberg has declined to register as a lobbyist and therefore has not
discussed his concerns directly with senior staff.)

Thank you, J.
Juliana von Hacht, Associate Planner
telephone extension 3521

————— Original Message-----
Sent: Wednesday, July 16, 2008 11:18 AM

Subject: RE: Proposed Melrose Station Commercial Center (P-1-08) - SE Corner of Oceanside
Blvd & Melrose Dr
Peter-

Juliana is the project planner, and she will be returning to the office on Friday. Unless
you indicate that we need to respond to this sooner, Juliana will respond on Friday. --

George

————— Original Message-—----

From: Peter Weiss

Sent: Wednesday, July 16, 2008 7:51 AM

To: George Buell; Jerry Hittleman; Richard Greenbauer

Subject: FW: Proposed Melrose Station Commercial Center (P-1-08) - SE Corner of Oceanside

Blvd & Melrose Dr
Fyi- Can you please respond to Council and contact Mr. Rosenberg. Thank you

————— Original Message—-—----
Sent: Monday, July 14, 2008 8:32 AM
Subject: Fw: Proposed Melrose Station Commercial Center (P-1-08) - SE Corner of Oceanside

Blvd & Melrose Dr Peter, Please have staff respond to Mr. Rosenberg. Thank you. Rgards,
Esther

————— Original Message -----

From: Maurice "MOE" Rosenberg <devserv@gmail.com>

Sent: Fri Jul 11 14:23:02 2008

Subject: Proposed Melrose Station Commercial Center (P-1-08) - SE Corner of Oceanside Blvd

& Melrose Dr

ATTENTION: City of Oceanside
Mayor, Deputy Mayor and City Council Members Planning Commission City Planner - Jerry

Hittleman Planning & Development Services Director - Lauren Wasserman Senior Planner -
Richard Greenbauer Associate Planner / Project Manager - Juliana von Hacht City of Vista
Mayor, Mayor Pro Tem and City Council Members Community Development Director - John Conley
City Planner - Patsy Chow Principal Engineer - Greg Mayer

PLEASE NOTE: The Following Subject Matter Is Being Sent Via Email And United States Postal
Service.

The "Oceanside/Vista Residents for Compatible Development" (OVRCD) respectfully take this
opportunity to inform you of their concerns, contentions and objections respecting the
following commercial development application, submitted to the City of Oceanside earlier
this

year:

Project Title: Melrose Station Commercial Center (MSCC) Address /
Location: SE Corner of Oceanside Blvd & Melrose Dr Case Number: P-1-08

APN: 161-030-07
Approvals: Tentative Parcel Map, Development Plan, Conditional Use Permits, and Variance

Status: Pending
Application Submittal Date: January 16th, 2008 Application Resubmit

Date: April 7th, 2008 (description, justification, revisions, etc.)

In this regard OVRCD hereby wishes to apprise you of its investigative efforts and ongoing
dialogue, with both the Applicant and the City's Project Manager, relating to the proposed
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development (See attached email correspondence file, "06-02-08").

Having scrutinized the City of Oceanside's General Plan and Zoning Designation policies it
has been determined that the proposed "gas station/mini-mart with drive-thru car wash" is
not in compliance with the prevailing General Plan, Neighborhood Commercial and (CN)

Neighborhood Commercial, Zoning Designation requirements, as they relate to this property.

OVRCD has shared its contentions and attempted to encourage the Applicant and City to make
the requisite revisions to the subject application (i.e. remove the "gas station/mini-mart
with drive-thru car wash" from the development plan and relocate the "grocery market" to a
more suitable site on the property, where it will have less of a negative impact on the

residence immediately to the east).

OVRCD does not see this matter as a difference of opinion or interpretation. The "gas
station/mini-mart with drive-thru car wash"

component of the MSCC project is not consistent with the General Plan Policies for
Neighborhood Commercial. The "gas station/mini-mart with drive-thru car wash" use is too
large and intense for the size of the site and cannot be "well integrated" into the site
design. This ultimately detracts from and adversely impacts the underlying "day to day",
commercial needs intent and criteria of the Neighborhood Commercial land use policies.
Furthermore, the requested Conditional Use Permit should not be approved, since the
proposed use cannot be considered allowable on this CN zone property, when the project's
site plan is not designed to meet the spirit and intent of the City's applicable land use
development policies (See attached email correspondence file, "06-02-08").

Also, please be advised that as of June 30th, 2008 the attached "MSCC Petition List" has
more than 80 residents signed-on in opposition to the "gas station/mini-mart with drive-
thru car wash", conditional use component of the MSCC and relocation of the "grocery
market" to a more suitable site on the property (See attached PDF file, "MSCC Petition
List"). I expect several hundred more signatures shortly, since dozens of community

residents continue to sign the petition each week.

It appears that in spite of our best efforts to delineate and communicate the
noncompliance issues as they pertain to the City's General Plan policies, we have not
heard or seen any specific feedback that would suggest that the OVRCD position is being

taken seriously.

The City of Oceanside's General Plan polices respecting the Neighborhood Commercial land
use category, as well as, it's (CN) Neighborhood Commercial, Zoning Designation, are very

clear and straight forward.
Therefore;

1. The OVRCD respectfully urges you to review the attached

documentation in the hopes of averting a contentions community battle - ensuring that the
City of Oceanside's planning staff adheres to the City's General Plan and Zoning
Designation policies.

2. The OVRCD respectfully requests that you communicate with the

City of Oceanside's Planning Department regarding this application, to irrefutably
determine if the subject application complies fully with the City of Oceanside's General
Plan polices respecting the Neighborhood Commercial land use category, as well as, it's
(CN) Neighborhood Commercial, Zoning Designation.

Respectfully provided by Maurice "MOE" Rosenberg for the OVRCD

Let's Futurize Our Attitudes
Maurice "MOE" Rosenberg

RDS Rosenberg Development Services
7770 Regents Rd #113-192

San Diego, CA 92122-1967

cc: City of Oceanside

300 N. Coast Highway
Oceanside CA 92054

Mayor - Jim Wood

Deputy Mayor - Rocky Chavez
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Councilmember - Jerome Kern

Councilmember - Esther Sanchez

Mayor, Deputy Mayor and City Council Members Planning Commission, Chair

- Dennis Martinek Planning Commission, Vice Chair - Dick Parker Planning Commissioner -
Louise Balma Planning Commissioner - Stan Bertheaud Planning Commissioner - Claudia Troisi
Planning Commissioner - Bob Neal Planning Commissioner - Tom Rosales Planning Commission,
Staff Liaison - Jerry Hittleman C/O Vida Murrell, Secretary - Planning Commission City
Planner - Jerry Hittleman Planning & Development Services Director - Lauren Wasserman
Senior Planner - Richard Greenbauer Associate Planner / Project Manager - Juliana von
Hacht City of Vista Mayor, Mayor Pro Tem and City Council Members Mayor - Vance Morris
Mayor Pro Tem - Frank Lopez Councilmember - Steve Gronke Councilmember - Bob Campbell
Councilmember - Judy Ritter Community Development Director - John Conley City Planner -

Patsy Chow Principal Engineer - Greg Mayer

From: Maurice "MOE" Rosenberg [devserv@gmail.com]
Sent: Monday, June 02, 2008 8:33 AM
Subject: Melrose Station Commercial Center - Case Number: P-1-08 - Regarding The "Gas

Station/Mini-Mart With Drive-Thru Car Wash" Use

Ms. Juliana von Hacht...The Oceanside/Vista Residents for Compatible Development (OVRCD)
has previously presented their comments and suggestions, respecting the subject Melrose
Station Commercial Center (MSCC), directly to you, as well as, to the applicant, Kerry
Bentin and the project's urban planning consultants, The Lightfoot Planning Group.

Upon further review and consideration of the applicant's revised submittal documentation,
dated April, 07th, 2008; with specific regard to the proposed "gas station/mini-mart with
drive-thru car wash" - OVRCD have determined that this particular use is not in compliance
with the prevailing General Plan, Neighborhood Commercial and (CN) Neighborhood
Commercial, Zoning Designation requirements, as they relate to this property.

In particular, the requested CUP, respecting the proposed "gas station/mini-mart with
drive-thru car wash" component, of the MSCC application, should not be approved by virtue

of the following analysis:

1. The products, services and drive-through characteristics, of a

"gas station/mini-mart with drive-thru car wash", distinguishes it as a business that
focuses on meeting the "immediate" commercial needs not the "day to day" commercial needs
of the community. The forgoing dictates that the proposed "gas station/mini-mart with
drive-thru car wash" cannot be considered a "minor tenant" in the context of the
Neighborhood Commercial, General Plan Policy 2.22 A.

2. By virtue of its very enterprise, its inherent drive-through

characteristics, its impulsive products and services offering; the proposed "gas
station/mini-mart with drive-thru car wash" would appeal to and target the "immediate"
commercial needs of the general traveling public. It would be a major tenant with an
intense use, in a highly visible, critical and vulnerable project site location - its
existence would have a dominating and predominating impact on the entire development; with
far reaching repercussions that would probably result in unpredictable and unintended
consequences, both on and off site. The forgoing dictates that the proposed "gas
station/mini-mart with drive-thru car wash" cannot be considered a "minor tenant” nor a
"convenience business" in the context of the Neighborhood Commercial, General Plan Policy

2.22 A.

3. The proposed "gas station/mini-mart with drive-thru car wash"
has several inherent site limitations that are extremely inhibiting, constrictive and/or
restrictive:
a) The project site area consists of approximately 6.5 net acres,
where as, the Neighborhood Commercial, General Plan Policy 2.22 B.
states that "Areas shall be generally between ten {(10) and thirty (30) acres".
b) The limited frontage distance along the Melrose Avenue side of
the project does not allow for a separate and dedicated point of ingress and egress for
the "gas station/mini-mart with drive-thru car wash".
Not having dedicated points of ingress and egress negatively impacts the intense internal
and external traffic circulation demands of the entire project diminishing and
compromising the project as a whole.

5
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mini-mart and drive-thru car wash, the inherent drive-through characteristics of the
proposed gas station component, comprising 10 filling positions at 5 pump-islands, creates
an inordinate and subsequently intolerable vehicle stacking strain that would negatlvely
impact traffic circulation both on and off site. While drive-through uses require the
provision of 5 car spaces per queue - none is being provided for in this instance. The
forgoing dictates that the proposed "gas station/mini-mart with drive-thru car wash"
cannot be considered as being "well integrated into the center's design" in the context
of the Neighborhood Commercial, General Plan Policy 2.22 A.

By way of example it should be noted that:
A citywide investigation/inventory by RDS has determined that
throughout the City of Oceanside, "drive-throughs" are not generally permitted within the

CN zone. (RDS identified only 1 development in the entire city that.is zoned CN
"Neighborhood Commercial"” and has drive-through uses.)
* Whereas there are in excess of 70 drive-throughs (approximately

40 fast-food restaurants and 30 gas stations) located within the City of Oceanside, all of
which are either free standing and/or sited within "Commercial District" zones other than

CN - except for the 1 instance previously mentioned.)

* By virtue of statistical omission it is apparent that the intent
and purpose of the CN - "Commercial District" zone designation is not to accommodate
extraneous drive-through uses but rather..."To provide sites for business serving the

daily needs of nearby residential areas while establishing development standards that
prevent significant adverse effects on residential uses adjoining a CN district.

* The Union 76 facility, located on the southeast corner of

Mission Avenue and Canyon Drive is a well integrated into a 13+ acre, CN zoned, shopping
center site - making it large enough to accommodate the intensity of the gas station
drive-through use. Also, the site is adequately configured to accommodate 7 points of
ingress and egress (4 off Mission Ave. and 3 off Canyon Dr.) that serve the site - 2 of

which
(1 off Mission Ave. and 1 off Canyon Dr.) are dedicated solely to the Union 76 service

station use.)

In addition to the forgoing land use and zoning contentions, there are several negative
features, impacts, key issues and/or concerns regarding the development of "gas
station/mini-mart with drive-thru car wash" on such a small, CN zoned, commercial site.

These are as follows:

* Traffic congestion concerns, impeding ingress, egress and
internal circulation

* Onsite traffic resulting in compounded commercial use noise

* Fuel trucks constantly passing through the site at all hours

* Potential hazards and noxious fumes emanating from the storage
of fuel

* Undesirable night time conditions resulting from gas pump and
parking lot lighting

* The Sprinter now provides increased transient access that will
result in loitering or worse

* Beer and wine sales are an attraction for loitering and a
community concern

* Pedestrian Safety - Sprint Rail commuter transportation line

* Environmental Health & Safety concerns - chemicals in ground and

runoff (waste water etc.), lighting, signage create visual pollution

In the case of the proposed MSCC project, the proposed "gas station/mini-mart with drive-
thru car wash" will severely compromise what is already a busy and now complicated
intersection (Sprinter rail crossing on Melrose Drive, south of Oceanside Boulevard). The
vehicular traffic that the proposed "gas station/mini-mart with drive-thru car wash" would
generate would be too much - it would be hazardous as a result of the high traffic volume
constantly trying to get in and out of the center - particularly at the single point of
ingress and egress point along the Melrose Drive frontage. The "gas station/mini-mart
with drive-thru car wash" components of this development, in and of themselves, would
create the biggest potential negative impact - fostering increased traffic congestion and
movement problems, vehicular and pedestrian safety issues, as well as, posing fire and

environmental hazard concerns.

The size and layout of the site, the increase in vehicular traffic and its impact on
6
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Melrose Drive and Oceanside Boulevard, as well as, increased pedestrian traffic from the
commuter rail station, could create numerous, unacceptable, problems. Thus support and
ultimate approval of the '"gas station/mini-mart with drive-thru car wash"
component of this development would have a series of negative impacts on the surrounding

neighborhood area.

In addition, increasing the number of fueling stations in the area (be it in Oceanside or
Vista) runs contrary to the intent of the City ordinances and is an unnecessary over
saturation and bad precedent. The CN zoning designation is not the typical zone for gas
stations, mini-marts, and car washes. By virtue of the prior citywide planning approach
to drive-through uses, it is apparent that the CG zone designation is by far the preferred
zoning category; and the zoning precedent that approving this application would set is not
in the best interests of the City of Oceanside. Senior planners in the City need to take
into consideration the need for greater neighborhood compatibility and the adverse zoning

precedent approval of this project would set.

The foregoing comments respecting the "gas station/mini-mart with drive-thru car wash"
component of the proposed MSCC project, validates the contentions of the OVRCD, that the
proposed project does not meet the goals and objective of the City's General Plan and

Zoning Ordinance.

* The site plan and physical design of the propose project is not
consistent with the purposes of the Zoning Ordinance since it does not meet the intent of
the development regulation and design standards as they relate to the "gas station/mini-

mart with drive-thru car wash"

component.
* The Development Plan as proposed does not conform to the City's

General Plan since the proposed '"gas station/mini-mart with drive-thru car wash" use is
too intense and inconsistent with the established land use development criteria for the

site.

In conclusion, the "gas station/mini-mart with drive-thru car wash"

component of the MSCC project is not consistent with the General Plan Policies for
Neighborhood Commercial. The "gas station/mini-mart with drive-thru car wash" use is too
large and intense for the size of the site and cannot be "well integrated" into the site
design. This ultimately detracts from and adversely impacts the underlying "day to day",
commercial needs intent and criteria of the Neighborhood Commercial land use policies.
Furthermore, the requested Conditional Use Permit should not be approved, since the
proposed use cannot be considered allowable on this CN zone property, when the project's
site plan is not designed to meet the spirit and intent of the City's applicable land use

development policies.

The OVRCD respectfully suggest that the City of Oceanside, Planning Department review the
pending application in light of the forging observations, concerns and contentions. It is
the feeling of the neighborhood that the developer can do better and an effort should be
made to provide the community with a 21lst century, community sensitive development - not
and "old school" strip center. We believe that Oceanside deserves a better quality and
character of development on this property. Thus, revising the project to make it more
compatible with the intent of the CN zoning designation, that calls for low impact
neighborhood uses, is fitting and necessary, to discourage, prevent, and insure that the
CN Zoning Designation is not abused now or in the future. The first step to doing this
would be to reject the request for the CUP proposing the "gas station/mini-mart with

drive~-thru car wash"
on this CN zoned property.

Respectfully submitted by Maurice "MOE" Rosenberg for the OVRCD Let's Futurize Our
Attitudes Maurice "MOE" Rosenberg RDS Rosenberg Development Services 7770 Regents Rd #

113-192 San Diego, CA 92122-1967
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Juliana Von Hacht P-1-08 Melrose Station, Comments on the Applciation - 5
From: Maurice "MOE" Rosenberg [devserv@gmail.com]

Sent: Tuesday, July 29, 2008 7:59 PM

To: Jim Wood; Rocky Chavez; Jack Feller; Vickie Prosser; Jerry Kern; Esther Sanchez; Elizabeth

Trujillo; City Council; Vida Murrell; Jerry Hittleman; LWasserman@ci.oceanside.ca.us; Richard
Greenbauer; Juliana Von Hacht; dcalvo@ci.vista.ca.us; mvance@ci.vista.ca.us;
flopez@ci.vista.ca.us; sgronke@ci.vista.ca.us; bcampbell@ci.vista.ca.us; jritter@ci.vista.ca.us;
jconley@ci.vista.ca.us; jturley@ci.vista.ca.us; pchow@ci.vista.ca.us; gmayer@ci.vista.ca.us;
Don Hadley; John Mullen; Michelle Skaggs-Lawrence; Janene Shepherd; Carol Gould; Jim

Wood

Subject: Petition List Update - Proposed Melrose Station Commercial Center (P-1-08) - SE Corner of
Oceanside Blvd & Melrose Dr

Importance: High
Categories: Interested Party, P-1-08, Staff Report

ATTENTION: City of Oceanside
Mayor, Deputy Mayor and City Council Members

Planning Commission

City Planner — Jerry Hittleman

Planning & Development Services Director — Lauren Wasserman
Senior Planner — Richard Greenbauer

Associate Planner / Project Manager - Juliana von Hacht

City of Vista

Mayor, Mayor Pro Tem and City Council Members

Community Development Director — John Conley

City Planner — Patsy Chow

Principal Engineer — Greg Mayer

PLEASE NOTE: The Following Subject Matter Is Being Sent Via Email And United States Postal
Service.

The “Oceanside/Vista Residents for Compatible Development” (OVRCD) respectfully take this
opportunity to update you regarding the community petition respecting the concerns, contentions and
objections pertaining to the following commercial development application, submitted to the City of

Oceanside earlier this year:

Project Title: Melrose Station Commercial Center (MSCC)
Address / Location: SE Corner of Oceanside Blvd & Melrose Dr

Case Number: P-1-08

APN: 161-030-07
Approvals: Tentative Parcel Map, Development Plan, Conditional Use Permits, and Variance

Status: Pending
Application Submittal Date: January 16, 2008
Application Resubmit Date: April 78, 2008 (description, justification, revisions, etc.)

PETITION LIST UPDATE: As of July 14th™. 2008 there were a total of 254 residents who are in
opposition to the “gas station/mini-mart with drive-thru car wash”, a conditional use component of the
MSCC and the relocation of the “grocery market” to a more suitable site on the property (see attached

12/9/2008
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PDF files, “MSCC Petition List” with 80 signatories and “MSCC Petition List Update” with 174
signatories).

Respectfully provided by Maurice “MOE” Rosenberg for the OVRCD

Let's Futurize Our Attitudes

Maurice "MOE" Rosenberg

RDS Rosenberg Development Services
7770 Regents Rd #113-192

San Diego, CA 92122-1967

Cell 858.864.7741

Fax 858.450.1899

Eml devserv@gmail.com

cc: City of Oceanside

300 N. Coast Highway

Oceanside CA 92054
Mayor — Jim Wood
Tel (760) 435-3059 Fax (760) 435-3045
JWood@ci.oceanside.ca.us
Deputy Mayor — Rocky Chavez
Tel (760) 435-3061 Fax (760) 435-3045
RChavez(@ci.oceanside.ca.us
Councilmember — Jack Feller
Tel (760) 435-3056 Fax (760) 435-3045
JFeller@ci.oceanside.ca.us
Councilmember — Jerome Kern
Tel (760) 435-3032 Fax (760) 435-3045
JKemn(@ci.oceanside.ca.us
Councilmember — Esther Sanchez
Tel (760) 435-3057 Fax (760) 435-3045
ESanchez(@ci.oceanside.ca.us
Mayor, Deputy Mayor and City Council Members
Tel (760) 435-3029 Fax (760) 435-3045
Council@ci.oceanside.ca.us
Planning Commission, Chair — Dennis Martinek
Planning Commission, Vice Chair — Dick Parker
Planning Commissioner — Louise Balma
Planning Commissioner — Stan Bertheaud
Planning Commissioner — Claudia Troisi
Planning Commissioner — Bob Neal
Planning Commissioner — Tom Rosales
Planning Commission, Staff Liaison — Jerry Hittleman
C/0O Vida Murrell, Secretary - Planning Commission
Tel (760) 435-3520 Fax (760) 754-2958

VMurrell@ci.oceanside.ca.us

12/9/2008
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City Planner — Jerry Hittleman
Tel (760) 435-3520 Fax (760) 754-2958
JHittleman(@ci.oceanside.ca.us
Planning & Development Services Director — Lauren Wasserman
Tel (760) 435-3520 Fax (760) 754-2958
L Wasserman(@ci.oceanside.ca.us
Senior Planner — Richard Greenbauer
Tel (760) 435-3520 Fax (760) 754-2958
RGreenbauer@ci.oceanside.ca.us
Associate Planner / Project Manager - Juliana von Hacht
Oceanside CA 92054
Tel (760) 435-3520 Fax (760) 754-2958
JvonHacht(@ci.oceanside.ca.us

City of Vista

600 Eucalyptus Avenue

Vista CA 92084
Mayor, Mayor Pro Tem and City Council Members
C/0 City Council Secretary — Doris Calvo
Tel (760) 639-6130 Fax (760) 639-6132
DCalvo@cityofvista.com
Mayor — Vance Morris
Tel (760) 639-6130 Fax (760) 639-6132
Mvance(@cityofvista.com
Mayor Pro Tem — Frank Lopez
Tel (760) 639-6130 Fax (760) 639-6132
FLopez@cityofvista.com
Councilmember — Steve Gronke
Tel (760) 639-6130 Fax (760) 639-6132
SGronke@cityofvista.com
Councilmember — Bob Campbell
Tel (760) 639-6130 Fax (760) 639-6132
BCampbell@cityofvista.com
Councilmember — Judy Ritter
Tel (760) 639-6130 Fax (760) 639-6132
JRitter@cityofvista.com
Community Development Director — John Conley
C/O Administrative Assistant, Joan Turley
Tel (760) 726-1340 x1203 Fax (760) 639-6101
JConley@cityofvista.com
City Planner - Patsy Chow
Tel (760) 726-1340 x1267 Fax (760) 639-6101
PChow(@cityofvista.com
Principal Engineer — Greg Mayer
Tel (760) 726-1340 x1206 Fax (760) 639-6101

GMayer(@cityofvista.com
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To: City of Oceanside’s; City Council, Plann

We the undersigned “Oceanside/Vista Residents for Compatible Development” petitioners,
concerned citizens of the Cities of Oceanside and Vista California, hereby oppose those elements of
the proposed Melrose Station Commercial Center project, located on the southeast corner of Oceanside
Boulevard and Melrose Drive, in the Peacock Neighborhood, and filed at the City of Oceanside
Planning Department as Case Number P-1-08, APN: 161-030-07 - that will permit a “gas station/mini-
mart with drive-thru car wash”, as a conditional use, in 2 CN zone and the inappropriate location of a
“grocery market” service area in such close proximity to existing single family residences.

Another 24 Hr. “Gas Station/Min-Mart With Drive-Thru Car Wash”

* The proposed 24 hour “gas station/mini-mart with drive-thru car wash” is too commercially intense
and therefore cannot be considered allowable and is not consistent spirit and intent of the General

Plan for a Neighborhood Commercial Center for the following reasons:

The intense traffic from the proposed “gas station/mini-mart with drive-thru car wash” will
severely compromise what is already a busy and now complicated intersection. It will be
hazardous as a result of the high traffic volume constantly trying to get in and out of the
center in competition with the signalized Sprinter Rail crossing next to the only point of
ingress and egress, along the Melrose Drive frontage, as you approach the intersection of

Oceanside Boulevard.

24 hour noise from cars, delivery trucks, tanker trucks and the car wash blowers will
negatively impact the existing and proposed residential neighborhoods surrounding the site.

* Light Pollution from a sea of lights under the gas canopy and parking lot will disturb the
entire neighborhood all night long.

* The undesirable lock of another gas statibn; at the gateway to our community will be an
unneeded detraction from the aesthetics of the current and future homes and neighborhood.

* Beer and Wine from the 24 hour mini mart_will attract transients, and foster loitering,
fighting and drug dealing. These bad elemeﬁ"bf our society will end up lingering around

our families and neighborhoods — or even worse.

Bad Site Location For The Propgsed “Grocery Market”

+ The dust, noise, offensive odors and increased truck traffic, at all hours, resulting from the sit
location and orientation of the “grocery market” will be detrimental to the single family

homes immediately adjacent to the shopping center, along its southeast boundary.

Sincerely,
PETITIONERS IN OPPOSITION
Petitioner’s Name: // [A/L" ASC,” (S:IL OECH S ,Q(J
cA . Zip: G2 J6

Address:. /R ol Qﬂﬂk— e 9/1 N




PETITION SIGNITURES AGAINST THE GROCERY STORE LOCATION AND THE GAS
STATION PROPOSED AT THE SOUTHEAST CORNER OF OCEANSIDE BOULEVARD

AND MELROSE DRIVE CONTINUED:
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PETITION SIGNITURES AGAINST THE GROCERY STORE LOCATION AND THE GAS
STATION PROPOSED AT THE SOUTHEAST CORNER OF OCEANSIDE BOULEVARD

AND MELROSE DRIVE CONTINUED:
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PETITION SIGNITURES AGAINST THE GROCERY STORE LOCATION AND THE GAS
STATION PROPOSED AT THE SOUTHEAST CORNER OF OCEANSIDE BOULEVARD

AND MELROSE DRIVE CONTINUED:
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PETITION SIGNITURES AGAINST THE GROCERY STORE LOCATION AND THE
STATION PROPOSED AT THE SOUTHEAST CORNER OF OCEANSIDE BOULEV

AND MELROSE DRIVE CONTINUED:
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PETITION SIGNITURES AGAINST THE GROCERY $STORE TDCATION AND THE GAS
STATION PROPOSED AT THE SOUTHEAST CORNER OF OCEANSIDE BOULEVARD

AND MELROSE DRIVE CONTINUED:
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P-1-08 Melrose Station
Comments on the Application - 6

Juliana Von Hacht

To: boysenberry77@cox.net

Subject: RE: Get Something Out of any New Wal-Mart Property
Contacts: Chris Harrison

Categories: Interested Party, P-1-08

Mr. and Mrs. Boysen,

I just wanted to let you know that it is likely that the a Notice of Intent to Adopt a
Mitigated Negative Declaration and Initial Study of the Melrose Station application is
likely to be available for public comment during the month of November. The project has
been tentatively scheduled for a Planning Commission hearing date on December 12, 2008.
Please contact either the applicant's representative Mr. Chris Harrison
(chris@lightfootpg.com) or my supervisor Mr. Richard Greenbauer
(rgreenbauer@ci.oceanside.ca.us) if you would like additional information during the month

of November.
Thank you, J.

Juliana von Hacht, Associate Planner
Reception 760-435-3520

City of Oceanside
Development Services Department, Planning Division 300 North Coast Hwy Oceanside, CA 92054

From: Jack Boysen [mailto:boysenberry77@cox.net]
Sent: Tue $/9/2008 1:11 PM
To: City Council

Cc: City Staff
Subject: Get Something Out of any New Wal-Mart Property

Dear Mayor Wood and Council Members and City Planning Commission,:

If the Wal-Mart Co. (through Gatlin Development) is allowed to put up a "boutique”
grocery on the SE corner of Oceanside Blvd. at Melrose instersection, we think the City
Council should require Wal-Mart -- with its three income properties in Oceanside -- to
also buy and gift to the City of Oceanside the NE corner of that intersection. Here is a
perfect place for a wayside park, with views down to the undeveloped section of Guahome
Regional Park and across to Sleeping Indian Morro on the north and Mt. Palomar to the

northeast.
The wayside could be billed as "Gateway to the City of Oceanside” or "Bridge between

the Cities (of Oceanside and Vista)."
As long as we have lived here, since 1992, we have shuddered at the thought of this
precious view being lost.
The winter panorama with snow on the mountains is particularly beautiful.
Your Citizens, Jan and Jack Boysen, 5250 Angelina Rd., Oceanside.



P-1-08 Melrose Station
Comments on the Application - 7

Juliana Von Hacht

From: Juliana Von Hacht

Sent: Wednesday, August 20, 2008 10:04 AM

To: 'kelly@independenttradingco.com’

Subject: RE: Wal-Mart location at Oceanside Bivd & Melrose
Categories: interested Party, P-1-08

Kelly, thank you for your message.

I am the contact staff person for the Melrose Station application. This application
proposes construction of a shopping center at the corner of Melrose and Oceanside
Boulevard (Bobier). The proposal includes Food and Beverage Sales (11,421 SF) Drug Store
(12,735 SF), a Gas Station (2,885 SF), and other buildings.

Currently, staff is reviewing the proposal and the applicant is revising their proposal to
meet the development requirements of the City of Oceanside. When the application for
development demonstrates compliance with local regulations, an environmental assessment
will be prepared. Staff anticipates that rather than an EIR, a Mitigated Negative
Declaration and Initial Study (MND/IS) will be published for public comment. I do not have
a distribution or publication date for the environmental assessment at this time.

Please let me know if you would like to be added to the mailing list of interested
parties. The project file is available at the address below if you would like to review

the current proposal.

Thank you, J.
Juliana von Hacht, Associate Planner

Reception 760-435-3520

City of Oceanside
Development Services Department, Planning Division 300 North Coast Hwy Oceanside, CA 92054

————— Original Message-----

Sent: Wednesday, August 20, 2008 $:18 AaM

Subject: FW: Wal-Mart location

Hi Juliana, I just received this email...perhaps this is an ABC sign???

Thanks, Jerry

————— Original Message-----
Sent: Wednesday, August 20, 2008 9:03 AM

Subject: Wal-Mart location
Hi there. I received this e-mail from the website and seeking information regarding the

new possible Wal-Mart coming into east Oceanside. There is an application sign to sell
alcoholic beverages with Wal-Mart's name underneath. This is on the east corner of Melrose
and Bobier. I would like to know if there is an EIR report out on this project or at which
point the project is in currently. If you are not the right person to speak to, please

advise the correct contact.

Thanks for your time, Kelly



LIST OF PERSONS, ORGANIZATIONS, AND PUBLIC AGENCIES
THAT COMMENTED ON THE DRAFT MITIGATED NEGATIVE DECLARATION (MND)

A draft version of this MND was circulated for public review from November 6,
2008 to December 8, 2008. The following is a listing of the names and addresses
of persons, organizations, and public agencies that commented during this public

review period.

FEDERAL AND STATE AGENCIES

ADDRESS

A U.S. Fish and Wildlife Service

California Dept. of Fish and Game

Marci L. Koski, Biologist
Carlsbad Fish and
Wildlife Office

6010 Hidden Valley
Road, Suite 101
Carlsbad, CA 92011

David Lawhead,
Environmental Scientist
South Coast Region
4949 Viewridge Avenue
San Diego, CA 92123

COUNTY, CITY, AND OTHER LOCAL AGENCIES ADDRESS
B San Diego Association of Governments Travis Cleveland

C North County Transit District

Regional Planner
401 B Street, Suite 900
San Diego, CA 92101

Travis Cleveland
Regional Planner
810 Mission Avenue
Oceanside, CA 92054

ORGANIZATIONS ADDRESS
D Preserve Calavera Diane Nygaard
5020 Nighthawk Way
Oceanside, CA 92056
INDIVIDUALS ADDRESS
E RD5 Rosenberg Development Services Maurice Rosenberg
7770 Regents Road
#113-192
San Diego, CA 92122
F RD5 Rosenberg Development Services Maurice Rosenberg

RTC-1

7770 Regents Road
#113-192
San Diego, CA 92122



Public Comments on the MND/IS
Comment Letter A — USFWS/CDFG

From: Marci_Koski@fws.gov

Sent: Monday, December 08, 2008 12:52 PM

To: Juliana Von Hacht

Cc: Derek Langsford; DLawhead@dfg.ca.gov; Jerry Hittleman

Subject: Melrose Station Draft MND Comments

Importance: High
Categories: Initial Study, Interested Party, P-1-08

In response refer to:
FWS/CDFG-SDG-09B0087-09TA0129

Dear Ms. Von Hacht:

The California Department of Fish and Game (Department) and the U.S. Fish and Wildlife Service (Service),
hereafter collectively referred to as the Wildlife Agencies, have reviewed the Draft Mitigated Negative Declaration
(DMND) for the Melrose Station Commercial Development Project in the City of Oceanside (City), dated
November 7, 2008. The Wildlife Agencies offer the following comments and recommendations to ensure

consistency with the objectives and standards of the City's draft MHCP Subarea Plan (SAP):

1. Mitigation for impacts to CSS and NNG require acquisition and/or restoration of 0.6 acres of CSS and 3.4
acres of NNG habitat, and its perpetual management. The Wildlife Agencies would not concur that mitigation at
1 Daley Ranch is appropriate for impacts to habitat within Oceanside. According to the City’s SAP, impacts within
Offsite Mitigation Zone Il must be mitigated within the City at an approved mitigation bank, a Pre-Approved

Mitigation Bank, or within the Wildlife Corridor Planning Zone.

r—2. Mitigation Measure 7.4.2a discusses avoidance and minimization measures for nesting raptors, but should
2 be expanded to include all nesting bird species,; additionally, the bird breeding season should be expanded

l_through the end of August.

The Wildlife Agencies appreciate the opportunity to review and provide the above comments and
recommendations on the DMND for the Melrose Station Project. If you have any questions, please contact either

one of us using the below contact information.

Sincerely,

Marci L. Koski, M.S_, Ph.D. and David Lawhead

Fish and Wildlife Biologist Staff Environmental Scientist
U.S. Fish & Wildlife Service CA Dept. of Fish and Game
Carlsbad Fish and Wildlife Office Sauth Coast Region

6010 Hidden Valley Road, Suite 101 4949 Viewridge Ave.
Carisbad, CA 92011 San Diego, CA 92123
760.431.9440 ext. 304 858.627.3997

760.431.5902 fax 858.467 .4299 fax

PR P Tatelel



Response to comments on the MND/IS

A. U.S. Fish and Wildlife Service (USFWS)/ California Department of Fish and
Game (CDFG)

A-1 Comment noted. In response to this comment, the mitigation language
contained in Bio 04 has been modified to reflect the fact that mitigation
land for the proposed project must be located within the City of Oceanside
in accordance with the Draft Subarea Plan within an approved mitigation
bank, a Pre-Approved Mitigation Bank or within the Wildlife Corridor

Planning Zone.

A-2 Comment noted. In response to this comment, the mitigation language
contained in Bio 01 and Bio 02 has been modified to reflect the longer

breeding season.

RTC-2



(SANDAG

401 B Street, Suite 800

San Diego, CA 92101-4231
(619) 699-1900
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Public Comments on the MND/IS
Comment Letter B — SANDAG

December 8, 2008 7000300

Received

DEC 102008
Planning Division

Ms. Juliana von Hacht
City of Oceanside
Planning Division

300 N. Coast Highway
Oceanside, CA 92024

Dear Ms. von Hacht:

Melrose Station Mitigated Negative Declaration (P-1-08, D-3-08,
C-2-08, C-3-08, C-4-08, and C-5-08)

SUBJECT:

Thank you for the opportunity to comment on the Melrose Station project,
which proposes the creation of 7 commercial lots and 49,911 square feet of
commercial space on an existing 7.4-acre site.

Our comments are based on policies included in the Regional Comprehensive
Plan (RCP), the Regional Transportation Plan (RTP), and the Congestion
Management Program (CMP), and are submitted from a regional perspective
emphasizing the need for land use and transportation coordination and
implementation of smart growth principles.

Land Use and Smart Growth Opportunity Areas

[ A key goal of the RCP is to focus growth in Smart Growth Opportunity Areas

which promote pedestrian-oriented, mixed-use development. The proposed
project is located inside a Smart Growth Opportunity Area (Potential
Community Center OC-7) as identified on the Smart Growth Concept Map

(Attachment 1).

2

I This project does not appear to meet the intent of this place type, which calls

for a residential density of 20-45 units per acre along with a mix of low- to
mid-rise commercial uses, a human scale environment that creates uniqueness
and identity, and a strong pedestrian orientation.

Significant transit investments have been made in the project area, which
include the following:

1. The SPRINTER Light Rail Line, which provides service between residential
and employment centers in Oceanside, Vista, San Marcos, and Escondido
and connects to multiple regional and interregional services (including
the Amtrak, Coaster, and Metrolink), has a station on the southwest
corner of Oceanside Boulevard and Melrose Drive, directly across the

street from this project.
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Public Comments on the MND/IS
Comment Letter B — SANDAG

2. NCTD BREEZE Bus Route 318, which runs past the site along Melrose Drive, connecting to
downtown Oceanside, multiple SPRINTER Stations, activity centers, and other regional and

interregional services.

As the transportation agency for the San Diego region, we believe that large parcels adjacent to rail
stations represent extraordinary opportunities. We are concerned when parcels with high transit-
oriented development potential are developed with more auto-oriented uses. Given this, and
taking the above transit investments into consideration, SANDAG suggests the following revisions
be considered, which would result in a development that better meets the goals of Smart Growth

and Transit Oriented Development (TOD).

1. Revise site design to provide street-oriented retail that is pedestrian-friendly, provide parking
behind buildings away from the street, and connect to nearby uses via pedestrian paths. Note
that pedestrian friendliness does not preclude drive-thrus or gas stations -- they may easily be
treated as part of a pedestrian-oriented design scheme.

Such a revision could aliow for all existing uses to remain, but would enable a more transit-
and pedestrian-friendly environment, encouraging walkability, transit use, and pedestrian
safety. This would make alternative modes of travel competitive and attractive without added

expense.

2. Create a clear pedestrian linkage to the SPRINTER station to the west.

3. Consider a residential component to the project. This would encourage transit use, provide
residential opportunities close to jobs and recreation, and would encourage the viability of

walkable commercial uses as requested below.

These design adjustments would encourage the viability of transit and of the commercial area itself,
which would in turn help to improve the quality of life in the San Diego Region. In addition, if the
project were revised to meet the Community Center criteria, it could be eligible to compete for
Smart Growth Incentive Program funding through the City of Oceanside, with an anticipated call

for projects this month (December 2008).

Based on our comments above, we respectfully disagree with the statement (on pages 49 and 53 of
the document) that the project will not conflict with adopted policies, plans, or programs
supporting alternative transportation. in preparing the RCP, local jurisdictions identified Smart
Growth Opportunity Areas where the potential exists for Transit-Oriented Development. The
development currently proposed for this site does not appear to contribute toward the area

meeting these criteria.

We are concerned about how this key location can be served by alternative modes, and we feel that
a design approach that balances the needs of the automobile and other users would have a positive
effect on the quality of life of the people of Oceanside and the region.

Traffic Study

Page 40 of the Traffic Study, Section 13.0, Congestion Management Program (CMP) Compliance, is
outdated. The CMP is updated every two years, and the most recent update took place in November
of 2008. Traffic Impact Study Guidelines from the 2008 CMP Update state that project study areas



Public Comments on the MND/IS
Comment Letter B — SANDAG

| include mainline freeway locations where the project adds 50 or more peak period trips in either
direction (the MND currently states 150 or more). The 2008 CMP update can be found on the
Internet at http://www.sandag.org/uploads/projectid/projectid 13 8907.pdf.

Please update the traffic study/Mitigated Negative Declaration to reflect this requirement. To
ensure accuracy in the final document, SANDAG staff is interested in working with the applicant

prior to recirculation, if desired.

Conclusion

We appreciate the opportunity to comment on this project. If you have any questions or concerns
regarding my comments on this project, please contact me at 619-699-7336 or tcl@sandag.org.

SANDAG also concurs with NCTD comments on this project.

Sincerely,

- ~
."’
TRAVIS CLEVELAND

Regional Planner

TCl/cda

Attachment 1: Smart Growth Concept Map



in the
San Diego Region

What is Smart Growth?

Smart growth is a compact, efficient, and environmentally-sensitive urban development pattern.
It focuses future growth and infill development close to jobs, services, and public facilities to
maximize the use of existing infrastructure and preserve open space and natural resources.

Smart growth is characterized by more compact, higher density development in key areas
throughout the region that is walkable, near public transit, and promotes good community
design. Smart growth results in more housing and transportation chpices for those who live and

work in smart growth areas.
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All Smart Growth Opportunity Areas shown on the map have been identified and recommended for inclusion on the map by local jurisdictions.




The Regional Comprehensive Plan calls for better coordmation
between land use and transportation. A key implementation >
step is the preparation of a “Smart Growth Concept: Map” that'
identifies locations in the region that can support smart growth

transportatlon investments and determining ellglbllity
Growth Incentive funds.

The Concept Map contains almost 200 existing, planned,
or potential smart growth locations. Transportation and

planning professionals from all jurisdictions have provided
recommendations for these locations. The SANDAG Board of
Directors has accepted the Concept Map for planning purposes
and for use in the TransNet Smart Growth Incentive Program.

Smart growth in an urban center like University City looks different

from a town center-in Escondido or a community center in

Imperial Beach. The following defines the types of smart growth

areas that are featured on the map.

Metropolitan Center

The region’s primary business, civic, commercial, and cultural
center ® Mid- and high-rise residential, office, and commercial
buildings e Very high levels of employment » Draws from
throughout the region and from beyond the region’s borders
e Served by numerous transportation services

Example: Downtown San Diego

Urban Center

Subregional business, civic, commercial, and cultural centers
e Mid- and high-rise residential, office, and commercial
buildings * Medium to high levels of employment e Draws
from throughout the region, with many from the immediate
area » Served by transit lines and local bus services
Examples: University City, Uptown/Hillcrest, Chula Vista Urban
Core

Town Center

Suburban downtowns within the region ¢ Low- and mid-
rise residential, office, and commercial buildings « Some
employment ¢ Draws from the immediate area » Served by
corridor/regional transit lines and local services or shuttle
services

Examples: Downtowns of La Mesa, Oceanside, National City,

Encinitas

Community Center

Areas with housing within walkmg/blkmg distance of transit
stations e Low- to mid-rise residential, office, and commercial
buildings e Draws from nearby communities and neighborhoods
e Served by local high-frequency transit

Examples: Imperial Beach 9 and Palm, Otay Ranch Heritage

Village

Rural Village
Distinct communities within the unincorporated areas of San
Diego County ® Low-rise employment and residential buildings
Draws from nearby rural areas ® Concentrated local road
network within the village, with possible local transit service
Examples: Alpine, Fallbrook

Mixed Use Transit Corridor

Areas with concentrated residential and mixed use development
along a linear transit corridor e Variety of low-, mid- and
high-rise buildings, with employment, commercial and retail
businesses ¢ Draws froni. nearby communities

Examples: University Avem{e and El Cajon Blvd. in San Diego,
Mission Road in Escondido; La Mesa Blvd. in La Mesa, South
Santa Fe in Vista

Special Use Center
Employment areas consisting primarily of medical or
educational facilities e Variety of low:, mid- and high-rise
buildings  Dominated by one non-re\sidential (and use (e.g.,
medical or educational) ® Draws from throughout the region or
immediate subregion

Examples: SDSU, Sharp Memorial Hospital, Cal S@te San
Marcos, UCSD

-
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Response to comments on the MND/IS

B. San Diego Association of Governments (SANDAG)

B-1

B-2

It is understood that the proposed project site is located very near a
Sprinter train station (Melrose Train Station), and that each of these
station locations is included on the Smart Growth Concept Map as
Potential Community Centers. These Smart Growth opportunity areas
cover both existing developed and vacant properties within the general
vicinity of the stations. However, the Smart Growth planning recognizes
that such designation is not meant to change land uses or density, and
that land use authority rests with each local jurisdiction. The City is
responsible for making recommendations for future amendments to their
own General Plan land use designations at the appropriate time. This
property remains designated for Neighborhood Commercial land uses,
and the proposed project meets the City's development standards for this
use. The design has incorporated pedestrian and bicycle amenities in
recognition of the proximity to transit.

The current site design complies with all current General Plan Land Use
and Zoning Ordinance requirements. Residential uses are not allowed in
this General Plan or Zoning designation. The site design has been
sensitive to the proximity of the transit station, the Sprinter Rail Trail, and
the Oceanside Bike Trail system as much as practical given the site’s
frontage on a Prime Arterial Roadway (Melrose Drive, projected to have
six lanes) and a Major Arterial Roadway (Oceanside Boulevard, four
lanes). As such, having the stores “front” on these arterial roadways
would not be practical as these are major transportation thoroughfares
and having cars stop on them at a “store front” would not be consistent
with the Oceanside General Plan classifications per the Circulation

Element.

The proposed project has, however, been designed to accommodate the
needs of those using the local transit system, those using the City and/or
regional trail system, and those of the general public. Specifically, the
proposed project would include two multi-use trail components. The first
of these would be located along the eastern property line of the site, which
would tie into the City of Oceanside multi-use trail system that is
anticipated to extend from the San Luis Rey River to the north and the
Sprinter Rail Trail to the south of the site. The second component would
be along the Melrose Drive frontage and would tie the Sprinter Rail Trail to
the Sprinter station via the crosswalk at the intersection of Oceanside
Boulevard and Melrose Drive. A pedestrian sidewalk also would extend
along the site's Oceanside Boulevard frontage providing the residential
uses to the east a path of travel to the center and ultimately Sprinter
station west of Melrose Drive. In addition, the proposed project would
include several paths of travel for bicyclists and pedestrians throughout

RTC-3
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the site. It is anticipated that many of the future tenants would provide
goods and services to those using the trail system, those using the local
transit system, and the general community at large.

While SANDAG's role in promoting Smart Growth is acknowledged, not all
sites within the conceptual “circles” on the Smart Growth Concept Map are
required or expected to achieve all of the Smart Growth goals. As noted
above, the proposed project has been designed based on the City's
General Plan Land Use and Zoning Ordinance designation for this
property; the design has been required to accommodate pedestrian and
bicycle travel in addition to automobiles, and also will accommodate
existing bus service with enhanced bus stop amenities, all of which are
supportive of alternative transportation modes.

The traffic study was accepted, the application for the proposed project
was deemed complete, and the Mitigated Negative Declaration (MND)
published for public review prior to publication of the new Congestion
Management Program (CMP). Therefore, the proposed project is not
subject to the new requirement. Nonetheless, the change in the CMP
criteria (from 150 to 50 peak hour trips on mainline freeways) would not
change the conclusion of the traffic study and MND. As shown on Figure
7-2 of the Traffic Impact Analysis report, the total peak hour volumes
entering and exiting the mainline freeway (State Highway 78) are
substantially below the updated threshold of 50 trips, so additional CMP
analysis is not required for freeway facilities.

RTC-4
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Juliana von Hacht

Planning Department ]

City of Oceanside Received
300 North Coast Highway DEC -1 2008

Oceanside, CA 92054

RE: Melrose Station Commercial Center (P-1-08, D-3-08, C-2, 3, 4, 5, 6-08) P'ann'ng Division

Dear Ms. von Hacht:

Thank you for the opportunity to review the Mitigated Negative Declaration for the Meirose Station
Commercial Center project, proposing a grocery store, drug store, bank, gas station, and other retail
development on the southeast corner of Oceanside Boulevard and Melrose Drive in Oceanside, across

from the Melrose Drive SPRINTER station.

The North County Transit District (NCTD) previously commented on this project in letters dated February
14, May 5, and October 17, 2008. These concerns, which have been altered slightly to NCTD service

changes, are reiterated below.

NCTD currently operates fixed route bus service (Routes 333 and 334/335) past this proposed
development site that connects with regional and local bus service at the Vista and Oceanside Transit

Centers.

TRANSIT-ORIENTED DEVELOPMENT AND SITE DESIGN

With the Melrose SPRINTER station located directly across the street, this development is situated on a
prime parcel for regional access to transit and represents an excellent opportunity for transit-oriented
development (TOD). As such, the developer is again asked to consider designing the project to reflect
design principles associated with transit-oriented development, creating a safe, optimal environment for
pedestrians. Specifically, the market, drug store, retail establishments, and bank should be better
oriented toward the SPRINTER station for transit passengers walking between the development and the
station. For example, the primary entrances of the proposed shops would ideally front Melrose Drive, and
the parking would be tucked behind the buildings. SPRINTER passengers will likely represent a
significant number of customers for this proposed development, particularly if the site orientation and
building entrances facilitate safe and easy access for potential customers arriving via SPRINTER,

Our previously requested revisions do not appear to have been incorporated into the project, and NCTD
feels that this site remains oriented toward the automobile. As currently designed, NCTD remains
concerned that this project represents a missed opportunity for TOD and for the residents of Oceanside

and Vista.

A transit-oriented approach to the design of this site would encourage transit use, which reduces vehicle
miles traveled, promotes (and makes safer) alternative fransportation modes of transportation such as
walking and biking, reduces traffic, enables easy access to shopping, employment, and entertainment
opportunities, and generally enhances regional quality of life.

NCTD feels that auto-oriented development adjacent to SPRINTER stations and bus routes is not
optimal, and that continuation of this development pattern may reduce transit's long-term ability to
become more effective in the region. Small changes to the design of this site can make the project more
transit/pedestrian-friendly while not impairing the ability of auto users to access the site. If redesigned to
be more pedestrian-oriented, this project may be eligible to compete for Smart Growth Incentive Program
(SGIP) grant funds through the San Diego Association of Governments (SANDAG). Contact Travis

Cleveland at tcl@sandag.org or 619-699-7336 for more information.

NORTH COUNTY TRANSIT DISTRICT
810 Mission Avenve, Oceanside, CA 92054-2825
760-967-.2828
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NCTD would appreciate the ability to work with the City and the developer to design the site in such a
way as to promote transit use. In addition, we continue to request consideration of the bus stop-related

improvements below.

INTEGRATION WITH REGIONAL AND CITYWIDE BICYCLE FACILITIES

Furthermore, as noted in the description and justification accompanying the development application, this
development fronts the intersection of Melrose Drive and Oceanside Boulevard, where the Inland Rail
Trail meets another bicycle trail that is a link in the Citywide system connecting the San Luis Rey River
Bike path, Guajome Regional Park, and the planned City of Vista Sports Park to the regional system. A
stated objective regarding bicycle facilities in the Land Use Element of the Oceanside General Plan is:

“To providse an infegrated Bicycle Circulation System and Bicycle
Facilities to promote the environmental and social benefits of commuter
and recreational bicycling. The Bicycle Circulation System and Bicycle
Facilities shall provide mobility and safety to all persons and areas within
the City of Oceanside.”

Section 2.7121, Bicycle Facilities, Land Use Element, Oceanside General Plan p. 72

Additionally, the plan provides guidance regarding the interface between bicycle facilities and new
development:

‘“Development shall provide safe and convenient bicycle access to high
activity land uses, such as schools, parks, shopping, employment, and
entertainment centers.”

Section 2.7121, Bicycle Faciiities, Land Use Element, Oceanside General Plan p. 73

NCTD's letter submitted on May 5, 2008 included a number of requests relative to bicycle access. NCTD
appreciates that the plans now reflect the comments requesting bike racks and separation between the
| bike path and the highway. However, NCTD requests that the following still be addressed:

—1. Proposed Driveways Present Unsafe Conditions for Bicycles and Pedestrians.

The proposed development is to be commended for recognizing and incorporating bicycle facilities into its

3 design, but the current design should be reconsidered, as the planned driveways on Oceanside
Boulevard and Melrose Drive cross the proposed bike paths on both streets, presenting unsafe conditions

for bicycles and pedestrians traveling on the bike paths. NCTD requests that the developer consider
providing only one driveway leading into the development, aor two at most.

2. Provide Signage at Driveways to Warn Vehicles to Watch for Bicycles and Pedestrians.

Signage asking vehicles to watch for bicycles and pedestrians is requested for vehicles exiting the
4  development at each driveway, and for vehicles entering the development at each driveway, to prevent

| collisions.

‘_' 2. Bike Path and Pedestrian Crossings at Driveways Must Conform to Standards.

As currently shown on the plan, the bike and pedestrian crossing design at the development driveways

5 does not conform to Caltrans standards. Alignment of the crossing must not be slanted at an angle, as it
provides unsafe access for pedestrians and bicyclists, particularly pedestrians that are blind or sight-
impaired. For assistance regarding safe integration of bicycle and pedestrian facilities with this proposed
development, please consult Steve Tisdale, City of Oceanside, or Chris Kluth, Land Use and
Transportation Planner at SANDAG, at (619) 699-1952, or cki@sandag.org.

NORTH COUNTY TRANSIT DISTRICT
810 Mission Avenue, Oceanside, CA 92054.2825
760.967-.2828
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REQUESTED BUS STOP & OTHER IMPROVEMENTS

After reviewing the site plan, NCTD requests that the developer make the following infrastructure
improvements at the locations listed below, due to the likely number of transit passengers, specifically
shoppers and empioyees, that will be generated from this type and size of development. These locations

are at:

[« Northbound Melrose Drive @ 15-feet south of Oceanside Boulevard. Specific improvements that

should be designed and buiilt at this future bus stop location include:

The plan currently reflects the boarding pad requested at this location, but not the requested
passenger waiting shelter and trash can. Please reflect these amenities on the site pian.

1. Passenger Waiting Shelter — To help reduce automobile trips to and from this development, the
developer should install a 13-foot long, blue Tolar non-advertising shelter (model # 13NALD-PM)
with the matching anti-vagrant bar bench at the very rear of the above mentioned ADA-compliant
boarding pad. If the area around this improved bus stop is not well lit, then NCTD requests that
the installed shelter have a solar light kit manufactured by Solar Outdoor Lighting in it.
information on the Tolar shelter, with or without a solar light, has been included with this letter.
This information also illustrates where the Tolar shelter should be installed on the concrete

boarding pad.

2. Trash Can — To keep the bus stop area free of litter and debris, the developer should install a
blue Wabash Valley trash receptacle (model # LR300) with a 32-galion liner (model # LR310), a .
blue domed lid (model # DT100), and a surface mount post package (model # LR105).
information on the Wabash Valley trash receptacle can be obtained by calling (800) 253-8619 or
going online at www.wabashvalley.com.

3

= Eastbound Oceanside Boulevard @ 80-feet west of the second driveway on Oceanside

Boulevard. (This bus stop has not yet been reflected on the site plan.) Specific improvements that
should be designed and buiit at this future bus stop location include:

1. ADA-Compliant Boarding Pad — An ADA-compliant concrete boarding pad should be constructed
so that wheelchair passengers could load and unload safely. This concrete pad should measure
10-feet wide from the face of the curb by 24-feet long. If the proposed sidewalk is 5 - feet wide,
then this concrete boarding pad will only need to be an additional § -feet in width behind the
sidewalk for a length of 24-feet. This concrete boarding pad shouid aiso be sloped slightly toward
the street for drainage purposes, but should not exceed ihe standard 2% cross-slope for
sidewalks. Information on typical pad dimensions has been included with this letter.

Consider Providing a Pedestrian-Activated Signal Connecting the Center with the SPRINTER

Station.
Although the intersection of Oceanside Boulevard and Melrose Drive is signalized, it is highly likely that a

number of SPRINTER passengers traveling to the development will cross Melrose Drive unsafely directly
from the SPRINTER station. To ensure safe pedestrian and bicycle crossings from the SPRINTER
station, NCTD requests that a pedestrian-activated signal and crosswalk be considered to connect the
development to the SPRINTER station across Melrose Drive. The signal should ideally be placed at a
height that will be accessible for both wheeichair-bound passengers, and bicyclists so that they will not
need to dismount in order to activate the signal. Coordination with NCTD will be required because of the

requested crosswalk’s proximity to the railroad crossing.

Once the City’s review of this development application has been completed, please send a list of the
conditions of approval to NCTD for our files. And once the developer is ready to install these facilities,

NORTH COUNTY TRANSIT DISTRICT
810 Mission Avenue, Oceanside, CA 92054-2825
760-9467-2828
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please have them contact me so our transportation services staff can review the siting of the

improvements to ensure compliance with the ADA.

Thank you again for the opportunity to review the site plan for this project. If you have any questions
regarding my comments, please contact Kurt Luhrsen at (760) 966-6546 or at kluhrsen@nctd.org. He

would also be pleased to review any plan modifications once they have been generated to ensure the
changes will meet the needs of the Transit District and our bus passengers.

Sincerely,

/V\\g)
ravis Cleveland

Regional Planner
SANDAG for NCTD

Attachments

NORTH COUNTY TRANSIT DISTRICT
810 Mission Avenve, Oceanside, CA 92054-.2825
760.967.2828



Response to comments on the MND/IS

C. North County Transit District (NCTD)

C-1

C-3

The proposed site design complies with Oceanside’s General Plan Land
Use and Zoning Ordinance requirements. The site design has been
sensitive to the surrounding land uses including the local transit system,
the Sprinter Rail Trail, and the Oceanside Bike Trail system as much as
practical given the site’s frontage on streets designated as Prime Arterial
Roadway (Melrose Drive, projected to have six lanes) and Major Arterial
Roadway (Oceanside Boulevard, four lanes). As such, having the stores
“front” on these arterial roadways would be impractical as these are major
transportation thoroughfares. Allowing cars to stop on them at a "store
front” would not be consistent with the Oceanside General Plan
classifications per the Circulation Element.

The proposed project has, however, been designed to accommodate the
needs of those using the Sprinter system, those using the City and/or
regional multi-use trail system, and those of the general public. The
proposed project includes two multi-use trail components. The first of
these, the Guajome Regional Park Bike Trail, would be located along the
site’s eastern property line which would tie into the City of Oceanside
multi-use trail system that is anticipated extend from the San Luis Rey
River to the north and the Sprinter Rail Trail to the south of the site. The
second component, the Sprinter Rail Trail, would be located along the
Meirose Drive frontage and would tie the Sprinter Rail Trail to the Sprinter
station via the crosswalk at the intersection of Oceanside Boulevard and
Meirose Drive. A pedestrian sidewalk also would extend along the
Oceanside Boulevard frontage providing the residential uses to the east a
path of travel to the center and ultimately Sprinter station west of Melrose
Drive. In addition, the proposed project would include several paths of
travel for bicyclists and pedestrians throughout the site.

The proposed plans have been revised to include bicycle access points
and a redesign of the trail along Melrose Drive to provide a break between
the sidewalk and the multi-use trail. The project will be conditioned to

provide bike racks.

The multi-use trail components of the proposed project (the Sprinter Rail
Trail) would only be crossed in one location by a driveway. The trail along
Meirose Drive would be crossed only once by a restricted driveway that
would be restricted to right-in/right-out only turns. This configuration would
limit the potential vehicular/pedestrian/bicycle conflicts to the maximum
extent practical while maintaining site functionality. In addition, the
crossing also would include highly visible striping to demarcate its
presence. This right-in/right-out only driveway also has been designed to
meet all queuing requirements, appropriate  sight distance

RTC-5
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requirements, and the required curb radius, in conformance with the City’s
Engineering standards for all proposed project driveways. The trail along
the east property line (referred to as Guajome Regional Park Bike Path)
would not be crossed by a project driveway. This trail component would
ultimately connect to the trail system on the north side of Oceanside
Boulevard, and as such crossing Oceanside Boulevard would be
inevitable. To make the crossing of this arterial roadway as safe as
possible, the project would install a traffic signal at this location.

Appropriate signage would be incorporated at proposed project driveways
consistent with the City’s Sign Ordinance and to the satisfaction of the City

Planner and City Engineer.

The trail design shown on the plan is conceptual only and the final trail
design is subject to review and approval by the City Engineer via the
Improvement Plan process as Conditions of Approval.

Comment noted. The applicant has agreed to make these improvements.

Comment noted. The applicant has agreed to work with City staff and
NCTD on the siting of this bus stop and Americans with Disabilities Act

(ADA)-compliant boarding pad.

As indicated in the comment, the signal at Melrose Drive and Oceanside
Boulevard will include a pedestrian cross-walk for safe passage across
Melrose Drive. No signal or pedestrian crossing at the railroad crossing is
planned. Throughout the planning process NCTD repeatedly indicated its
desire to direct pedestrians and bicyclists away from the railroad tracks
and towards the signalized intersection which is what has been done via
the Sprinter Rail Trail design along the Melrose Drive frontage.

RTC-6
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Public Comments on the MNU/LS
Comment Letter D — Preserve Calavera

December 8, 2008

Juliana von Hacht, Associate Planner
City of Oceanside , Planning Division

300 N. Coast Highway
Oceanside, CA 92054 Subject : Comments on MND- Melrose Station

P-1-08, C-2-08, C-4-08, and C-5-08
Dear Ms. Von Hacht:

Preserve Calavera is a grassroots organization focused on preserving and protecting the natural
resources of coastal north county. We are concerned about the Melrose Station project primarily
because of its potential for impacts on the Loma Alta watershed and for traffic and air quality
impacts that could be significantly reduced through better design supporting alternative

transportation.

We acknowledge that this is one of the better environmental reviews that we have seen for a small
commercial project. However, there remain a number of design issues that require further action to
assure protection of the watershed and to minimize traffic impacts.

The following are our specific comments on this project:

Land Use

- Elements of project design do not optimize use of alternative transportation.

The buildings are oriented to internal parking lots- and not to Oceanside Blvd which is a primary
transit corridor. There is not an easy pedestrian path from Oceanside Blvd or the adjacent
residential neighborhoods to the grocery store and this pedestrian path would be along the only
signalized entrance to the center which will have the highest volume of auto traffic. A drive
through use is allowed- although transit-oriented design says this should be discouraged in areas of
transit use focus. Please identify the anticipated mode split for access to this center and how
project design could be improved to encourage more transit, bicycle and pedestrian use.

Hydrology and Water Quality
- amount of impervious cover

Please identify the percentage of the site that will include pervious, semi-pervious and impermeable
cover. On page 35 para 3 it says the site is 85% impervious cover, while para 4 says 19 % is

5020 Nighthawk Way — Oceanside, CA 92056
www.preservecalavera.org
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landscaping. It also appears that all paving is impervious. Please look at opportunities to use semi-
permeable surfaces for at least part of this site. Since this watershed is already highly impacted
reducing impervious cover is important for the long term health of the watershed and our coastal

waters.

- UseofLID

The text says the project has been designed to minimize impervious footprint, but there are
numerous areas where Low Impact Design could further reduce impacts to the watershed. This
project includes 23 parking spaces above the minimum requirements resulting in excess paved
surfaces. Six of the seven buildings appear to have full perimeter paving for vehicle access. The
width of the interior drives that will primary serve truck deliveries is excessive and could easily be
reduced by making this one-way drives- particularly those around building 7. Please consider

further LID measures.

- Maintenance of BMP's

The SWMP was not included with the MND and we have therefor not reviewed it. The summary of
it discussed in the MND does not mention responsibility for long term maintenance of the BMP's.
Please clarify who is responsible for maintenance of BMP's over the life of the project and what
oversight will be provided by the city to make sure this is being done in accordance with the

approved plan.
- Excess parking

The choice to exceed parking requirements seems counterproductive. This site is located along a
major regional transit route and a regional bike trail. SANDAG Land Use Distribution Element
Policy # 6 says " Parking requirements should be reduced within transit focus areas...." Itis
damaging to the watershed to provide more parking than is required since it means converting open
land to a wider street in order to accommodate parking. We encourage you to reduce parking to the
minimum required and to add TDM measures to optimize the use of public and alternative

transportation.
Transportation/traffic
- unclear mitigation for traffic impacts in Vista

The mitigation measures establish a time frame for actions to mitigate the traffic impacts in
Oceanside-but not to those in Vista. There needs to be a mechanism in place to assure that the Vista
traffic impacts are mitigated and that the timing of this is related to the opening of the center.

- regional bike trail interface

The Grading Plan Sheet 4 Section C appears to indicate only a curb separation from the regional
bike trail and the primary access roadway off of Oceanside Blvd. Bike traffic will be two
directions, with the lane closest to the road going the opposite direction from the auto traffic. This
kind of regional bike trail within the boundaries of a commercial center is unusual. Please discuss
safety considerations in this area and at a minimum include appropriate signage for both pedestrians
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and bicyclists. Also bicycle access to the center should be encouraged but there is no identified
access from this regional bike trail to the center. Such access should be provided- with appropriate
pavement marking, signage, and bike racks. Please provide further details of design measures to

support and encourage bicycle use.

l - pedestrian access

There appear to be several opportunities to create pedestrian connections with adjacent
neighborhoods- some existing, and some with future development. Given the highly congested
nearby roadways each project should contribute toward this as part of their creative measures to
reduce traffic impacts. Please consider mechanisms to provide for such pedestrian improvements,
now to the existing neighborhoods and in the future as nearby land is developed.

—= public transit interface

There is a pedestrian route from the bustop, but no discussion of path of travel for pedestrians who
might be using light rail. Please evaluate all transit connections and assure that appropriate
measures have been included (sidewalk width, pavement changes, landscaping) to encourage

pedestrian access.

Thank you for your consideration of these comments. We look forward to working with you toward
a project that meets the neighbor hood needs for services while fully protecting this important
watershed and supporting diverse transportation choices.

Sincerely,

Diane Nygaard
On behalf of Preserve Calavera
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D. Preserve Calavera

D-1

The site design has been sensitive to the surrounding land uses including
the transit station, the Sprinter Rail Trail, and the Oceanside Bike Trail
system as much as practical given the site’'s frontage on streets
designated as Prime Arterial Roadway (Melrose Drive, projected to have
six lanes) and Major Arterial Roadway (Oceanside Boulevard, four lanes).
As such, having the stores “front” on these arterial roadways would not be
practical as these are major transportation thoroughfares and having cars
stop on them at a “store front” would not be consistent with the Oceanside
General Plan classifications per the Circulation Element.

The proposed project has, however, been designed to accommodate the
needs of those using the Sprinter system, those using the City and/or
regional trail system, and those of the general public. Specifically, the
proposed project includes two multi-use trail components. The first of
these would be located along the site’s eastern property line which would
tie into the City of Oceanside multi-use trail system that is anticipated to
extend from the San Luis Rey River to the north and the Sprinter Rail Trail
to the south of the site. The second component would be located along
the Melrose Drive frontage and would tie the Sprinter Rail Trail to the
Sprinter station via the crosswalk at the intersection of Oceanside
Boulevard and Melrose Drive. A pedestrian sidewalk also would extend
along the site’s Oceanside Boulevard frontage providing the residential
uses to the east a path of travel to the center and ultimately Sprinter
station west of Melrose Drive. In addition, the proposed project includes
several paths of travel for bicyclists and pedestrians throughout the site. It
is anticipated that many of the future tenants would provide goods and
services to those using the trail system, those using the local transit
system, and the general community at large. The project as proposed
encourages alternate modes of transportation to the maximum extent
practical given its location and setting.

The 85 percent cover referenced in this comment was used in calculating
worst-case peak runoff and is consistent with the City’s code that requires
15 percent pervious landscaped cover (as noted at the bottom of the
second paragraph under item S of page 35 of the Initial Study). In
actuality, the proposed project design features 19 percent pervious cover,
greater than the City’'s minimum requirement. Therefore, less runoff would
be produced than predicted in the hydrology study.

Full perimeter paving around the buildings is required to provide adequate
fire department access where detailed on the plans. Permeable pavers
were analyzed for this site but determined to not be feasible due to the
existing subsurface soil conditions. All runoff and roof drains, where
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possible, would be filtered and/or run through landscaping in accordance
with the project’s proposed Standard Urban Storm Water Mitigation Plan.

Full perimeter paving around the buildings is required to provide adequate
fire department access where detailed on the plans. Permeable pavers
were analyzed for this site but determined to not be feasible due to the
existing subsurface soil conditions. All runoff and roof drains, where
possible, would be filtered and/or run through landscaping. In addition,
the site exceeds its landscaping requirement by providing 19 percent
pervious cover, versus the required 15 percent.

Long-term management of on-site Best Management Practices (BMPs)
will be the applicant's responsibility (or their subsequent successor) per
the Conditions of Approval.

The proposed project does feature slightly more parking spaces than
required by City ordinance, which would not be considered a large
deterrent to transit use. The proposed project features transportation
design management (TDM) elements that would encourage altemative
transportation.  Specifically, the proposed project would construct
sidewalks along Oceanside Boulevard and Melrose Drive for safe
pedestrian accessibility; two multi-purpose trails (including the Guajome
Regional Park Bike Path) are proposed which would connect with the
City’s regional trail system to the Sprinter Rail Trail, patrons and
employees could access the Sprinter station via the crosswalks and
sidewalks in the project area; and bike racks would be provided on site.
The current site design complies with all current General Plan Land Use
and Zoning Ordinance requirements.

The Conditions of Approval require the applicant to make its fair share
contribution to the City of Vista for identified cumulative, indirect
transportation impacts in the City of Vista. As the actual improvements are
the ultimate responsibility of another jurisdiction and the affected
intersections will function at the same level of service with or without the
proposed project, the fair share contribution of the proposed project to the
City of Vista fully mitigates its indirect cumulative impacts under the
California Environmental Quality Act (CEQA). Potential impacts to
stormwater runoff from additional parking are mitigated by implementation
of stormwater BMPs.

The Section C-C actually shows the City’s multi-use trail and not the
Regional Sprinter Rail Trail. The siting of the trail in this location was
done through a combined effort by the applicant, the City of Oceanside,
the City of Vista, and NCTD. This trail location meets the City’'s General
Plan Recreation Trails Element requirements. In addition, the trail design
meets all required standards for widths, pavement type, shoulders, and
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location for both safety and functionality of the trail. Trail and pedestrian
signage would be provided to the satisfaction of the City Engineer.
Bicycle and pedestrian access into the center could be achieved at any of
the four access points into the proposed project and there would be
several paths of travel inside the center to make moving around easy.
These paths of travel would be clearly demarcated with striping to the
Satisfaction of the City Engineer and per the proposed project plans.

The project does propose connections to the regional bike trail (i.e.,
Guajome Regional Park Bike Path) and a new link for it along the Melrose
Drive frontage. Pedestrian connection to the existing residential
neighborhoods near the site would be created via the public sidewalk
being constructed on the Oceanside Boulevard and Melrose Drive
frontages. In addition, a new signal and crossing is being installed at the
proposed project’s eastern driveway that would provide access to the site
to the future development north of Oceanside Boulevard. A direct
connection to the adjacent residential neighborhood would not be feasible
due to grade/elevation differences and potential ADA compliance issues,
and for existing lots this also would be impractical as the adjacent
residences’ back yards abut the proposed project site at the top of the

slope.

As discussed in the response to comment C-1 above, the passengers
from the Sprinter station visiting the site would do so by using the
crosswalk at the intersection of Oceanside Boulevard and Melrose Drive.
All appropriate sidewalks and widths have been provided in accordance

with City standards.

RTC-9
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Juliana Von Hacht

From: Maiitice "MOE" Rosenberg [devserv@gmall.com]

8ent:  Tuesday, December 02, 2008 7:15 PM

To: Juliana Von Hacht

Ce: George Buell; Jsrry Hitleran; Richard Greenbauer; Vida Murrell

Subject: Comments I Rasponse To The "Notice: of Intent to Adopt a Mitigated Negative Declaration” P-1-08,
D-03-08, C-2-08, C-3-08, C-4-08, and C-5-08 Melrose Station

Please Note, the following correspondence is being sent via email, telefacsimile & United States Postal
Service {IUSFS), to the Project Plannier responsible for'the Melrose Station Comanercial Center

development application:

Mz, Juliana von Hachi

Associate Planver - Project Planner
City of Oceanside ~ City Hall

300 North Coast Hwy

Qceanside, CA 92054

Tel (760) 435-3520

Fax {760) 754-2958

Epml jvonhachi@ci.oceanside.ca.us

cct  George Buell - Development Services Director- GBuell@ci.oceanside.ca.us
Jerry Hittlernan - City Planner - JHittleman@cioceanside.ca.us
Richiard Greenbaner - Senior Planner - RGresnbaver@ci.oceanside.cays

Vida Murell - Planning Commission Sectetary - VMurrell@ci.oteanside.caus

Dear Ms, von Hacht.. Firstly, has the tentatively scheduled, Planning Commission hearing date of
Monday, December 15th, 2008, for public review of the Melross Station Commercial Cenfer project,

been confinmed? Secondly, in this regard, please be advised that in addition to comments provided to

date (se2 attached/accoinpanying documentatitn), 2 transportation engineering firm hds been engaged to
peer review and comment (with particular attention being paid 1o the issves and/or concerns identi Fed
below) on the TIA submitted on behalf of the proposed project application.

»

Projeet Trip Generation — 1t is believed thatthe iraffic study has forecast the wrong trip genération
rates; potentlally resulting in significant traffic impacts that have fot been disclosed, analyzed, or

mitigated,

Oceanside/Melrase Intersection - 1t is thought that the Oceanside/Melrose intersection is farecast
to fail in 2020. Therefore it may be appropriate and/or necessary for the City fo require additignal
land dedication along the Melrose frontage, to provide 4 third northbound thru Jane (in addition to

the existing two lefis, two thra Janes; and one right); while maintaining fhe status quo, and not
inhibiting the current full tuming capabilities of the intersection (e.g, “U” Tums, is also imperative),

¢ Gas Station/Mini Marke/Car Wash— While the gas station has recently been reduced from 12
fueling positiors to 10 and the building rolgled 90 degrees; there are still issués of concern and

potential conflicts.
»  Melrose Drive Irigress/Egress -1t is believed that the single right tum in/éight tum-out

12/372008
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ingress/egress driveway along Melrose Drive is inadequate for the site.

With due regard to the forgoing and deferénce for the public review process, I respectfully request that
the proposed, tentatively scheduled, Planning Commission hearing date of December 15¢h, 2008, be
deferred to.a fiture date, early in the New Year,

Respecifully submitted... Maurice "MOE" Rosenberg

Let's Futurize Quy Attitudes

Maurice "MOE" Rosenberg

RDS Rescuberg Deyelopment Services
7770 Regents Rd #113-192

San Diego, CA 92122-1967

Cell #58.864.7741

Fax 858.450,1899

19/3/2008
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Sent: Tuesday, July 29, 2008 7:59 PM

To: Jim Wood; Rocky Chavez; Jack Feller; Vickie Prosser; Jerry Kern; Esther Sanchez; Elizabeth
Trujillo; City Council; Vida Murrell; Jerry Hittleman; LWasserman@ci.oceanside.ca.us; Richard
Greenbauer; Juliana Von Hacht; dcalvo@ci.vista.ca.us; mvance@ci.vista.ca.us;
flopez@ci.vista.ca.us; sgronke@ci.vista.ca.us; bcampbell@ci.vista.ca.us; jritter@ci.vista.ca.us;
jconley@qci.vista.ca.us; jturley@ci.vista.ca.us; pchow@ci.vista.ca.us; gmayer@ci.vista.ca.us;
Don Hadley; John Mullen; Michelle Skaggs-Lawrence; Janene Shepherd; Carol Gould; Jim

Wood
Subject: Petition List Update - Proposed Melrose Station Commercial Center (P-1-08) - SE Comer of
Oceanside Blvd & Melrose Dr

Importance: High
Categories: Interested Party, P-1-08, Staff Report

ATTENTION: City of Oceanside
Mayor, Deputy Mayor and City Council Members

Planning Commission

City Planner — Jerry Hittleman
Planning & Development Services Director —~ Lauren Wasserman

Senior Planner — Richard Greenbauer
Associate Planner / Project Manager - Juliana von Hacht

City of Vista

Mayor, Mayor Pro Tem and City Council Members
Community Development Director — John Conley
City Planner — Patsy Chow

Principal Engineer — Greg Mayer

PLEASE NOTE: The Following Subject Matter Is Being Sent Via Email And United States Postal
Service.

The “Oceanside/Vista Residents for Compatible Development” (OVRCD) respectfully take this
opportunity to update you regarding the community petition respecting the concems, contentions and
objections pertaining to the following commercial development application, submitted to the City of

Oceanside earlier this year:

Project Title: Melrose Station Commercial Center (MSCC)
Address / Location: SE Corner of Oceanside Blvd & Melrose Dr
Case Number: P-1-08

APN: 161-030-07
Approvals: Tentative Parcel Map, Development Plan, Conditional Use Permits, and Variance

Status: Pending
Application Submittal Date: January 16t 2008
Application Resubmit Date: April 7th 2008 (description, justification, revisions, etc.)

PETITION LIST UPDATE: As of July 14thth, 2008 there were a total of 254 residents who are in
opposition to the “gas station/mini-mart with drive-thru car wash”, a conditional use component of the
MSCC and the relocation of the “grocery market” to a more suitable site on the property (see attached

P Y e e
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Let's Futurize Our Attitudes

Maurice "MOE" Rosenberg

RDS Rosenberg Development Services
7770 Regents Rd #113-192

San Diego, CA 92122-1967

Cell 858.864.7741

Fax 858.450.1899

Eml devserv@gmail.com

cc: City of Oceanside

300 N. Coast Highway

Oceanside CA 92054
Mayor — Jim Wood
Tel (760) 435-3059 Fax (760) 435-3045
JWood(@ci.oceanside.ca.us
Deputy Mayor — Rocky Chavez
Tel (760) 435-3061 Fax (760) 435-3045
RChavez@ci.oceanside.ca.us
Councilmember — Jack Feller
Tel (760) 435-3056 Fax (760) 435-3045
JFeller@ci.oceanside.ca.us
Councilmember — Jerome Kern
Tel (760) 435-3032 Fax (760) 435-3045
JKern@ci.oceanside.ca.us
Councilmember — Esther Sanchez
Tel (760) 435-3057 Fax (760) 435-3045
ESanchez(@ci.oceanside.ca.us
Mayor, Deputy Mayor and City Council Members
Tel (760) 435-3029 Fax (760) 435-3045
Council@ci.oceanside.ca.us
Planning Commission, Chair — Dennis Martinek
Planning Commission, Vice Chair — Dick Parker
Planning Commissioner — Louise Balma
Planning Commissioner — Stan Bertheaud
Planning Commissioner — Claudia Troisi
Planning Commissioner — Bob Neal
Planning Commissioner — Tom Rosales
Planning Commission, Staff Liaison — Jerry Hittleman
C/O Vida Murrell, Secretary - Planning Commission
Tel (760) 435-3520 Fax (760) 754-2958

VMurrell@ci.oceanside.ca.us
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Tel (760) 435-3520 Fax (760) 754-2958
LWasserman(@ci.oceanside.ca.us

Senior Planner — Richard Greenbauer
Tel (760) 435-3520 Fax (760) 754-2958

Associate Planner / Project Manager - Juliana von Hacht
Oceanside CA 92054

Tel (760) 435-3520 Fax (760) 754-2958
JvonHacht@gci.oceanside.ca.us

City of Vista

600 Eucalyptus Avenue

Vista CA 92084
Mayor, Mayor Pro Tem and City Council Members
C/0O City Council Secretary — Doris Calvo
Tel (760) 639-6130 Fax (760) 639-6132
DCalvo@cityofvista.com
Mayor — Vance Morris
Tel (760) 639-6130 Fax (760) 639-6132
Mvance@cityofvista.com
Mayor Pro Tem — Frank Lopez
Tel (760) 639-6130 Fax (760) 639-6132

Councilmember — Steve Gronke
Tel (760) 639-6130 Fax (760) 639-6132

Councilmember — Bob Campbell

Tel (760) 639-6130 Fax (760) 639-6132
BCampbell@cityofvista.com

Councilmember - Judy Ritter

Tel (760) 639-6130 Fax (760) 639-6132
JRitter@cityofvista.com

Community Development Director — John Conley
C/O Administrative Assistant, Joan Turley

Tel (760) 726-1340 x1203 Fax (760) 639-6101
JConley@gcityofvista.com

City Planner — Patsy Chow

Tel (760) 726-1340 x1267 Fax (760) 639-6101
PChow@cityofvista.com

Principal Engineer — Greg Mayer

Tel (760) 726-1340 x1206 Fax (760) 639-6101




To: City of Oceanside’s; City Council, Planmng ComitiRiidfr afrPPIAGRIng SBIFr the MND/IS

Comment Letter E — Maurice Rosenberg
We the undersigned “Oceanside/Vista Residents for Compatible Development” petitioners,
concemed citizens of the Cities of Oceanside and Vista California, hereby oppose those elements of
the proposed Melrose Station Commercial Center project, located on the southeast corer of Oceanside
Boulevard and Melrose Drive, in the Peacock Neighborhood, and filed at the City of Oceanside
Planning Department as Case Number P-1-08, APN: 161-030-07 - that will permit a “gas station/mini-
Mart with drive-thru car wash”, as a conditional use, in a CN zone and the inappropriate location of a
“grocery market” service area in such close proximity to existing single family residences.

Another 24 Hr. “Gas Station/Min-Mart With Drive-Thru Car Wash”
The proposed 24 hour “gas station/mini-mart with drive-thru car wash” is too commercially intense
and therefore cannot be considered allowable and is not consistent spirit and intent of the General

Plan for a Neighborhood Commercial Center for the following reasons:

sk

The intense traffic from the proposed “gas station/mini-mart with drive-thru car wash” will
severely compromise what is already a busy and now complicated intersection. It will be
hazardous as a result of the high traffic volume constantly trying to get in and out of the
center in competition with the signalized Sprinter Rail crossing next to the only point of
ingress and egress, along the Melrose Drive frontage, as you approach the intersection of

Oceanside Boulevard.

24 hour noise from cars, delivery trucks, tanker trucks and the car wash blowers will
negatively impact the existing and proposed residential neighborhoods surrounding the site.

* Light Pollution from a sea of lights under the gas canopy and parking lot will disturb the

entire neighborhood all night long.

The undesirable look of another gas station, at the gateway to our community will be an
unneeded detraction from the aesthetics of the current and future homes and neighborhood.

Beer and Wine from the 24 hour mini mart_will attract transients, and foster loitering,
fighting and drug dealing. These bad elemeyu'bf our society will end up lingering around

our families and neighborhoods — or even worse.

Bad Site Location For The Proggsed “Grocery Market”
* The dust, noise, offensive odors and increased truck traffi ic, at all hours, resulting from the sit
location and orientation of the “grocery market” will be detrimental to the single family

homes immediately adjacent to the shopping center, along its southeast boundary.

Sincerely,

PETITIONERS IN OPPOSITION
City: 0Lt 0d

Petitioner’s Name: /% Y. 4% ASS,’
State:
Address: JRely 9 Al ! pr ‘9/1 . 1cA Zip: G J6
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Maurice Rosenberg

PETITION SIGNITURES AGAINST THE GROCERY STORE LOCATION AND THE GAS
STATION PROPOSED AT THE SOUTHEAST CORNER OF OCEANSIDE BOULEVARD

AND MELROSE DRIVE CONTINUED:

Petitioner’s Nam%}) AN TITN ON city:(® JOE
address: | 199 SnGlen) DiL. ch | zp Uk
Petitioner’s Name: i/lV]ﬂ 2. I(ér//L( CityOoena s
Address. | (g 6/ Suu J\ln P AJ‘ cal 2ip905,
| Petitioner’s Name: __ SHA(JA 2042 ég'g_pé'(,(, City: (OC (A
Address: | / a8” AUW/Y[()@ - gtzte: Zip: FL b
Petitioner’s Name: /\4 [‘/L/ f)f)//u( SUAS City: O’S/'GV A_

)

v

leqg\(??

\

Address:

Petitioner’s Name: ' W‘QJL

City: (l‘édx(/

s VB Stumndind PR

State:
CA

zmﬂ(

/01 & C_OLLH\/ S

City: O(_ 649517/

Petitioner’s Name: AM»J‘

Address: | | co Swunvbiow DALY & (s:::te: zil576S b
Petitioner’s Name: (. méﬁ_m__ ‘/l/”’f cityy 2 -

Addresss /132 Suy g[a«/? A gt:te: Zip: 2 250>
Petitioner’s Name:  §iof— City: DCoppts ;&VQ
Address: /QO / Mﬁf%‘ ﬂOM(/‘aJ g::te: Zip: @Qié
Petitioner’s Name: !_//9519 /ﬁ/ A e City: XCEANIIDE
nidres. 1204 SUMBLIEHT DRI VE ch oA zip FZ6S6
Petitioner’s Name: (\k\ N A QQ/\ D~ City: 081~ <
Address: \ =2\ S S b Df; v A Y (S:t:te' ' Zip:qgﬂng
Petitioner's Name: ¥ KATM I NEREZ- Sk ciy: (991pE
piinss  SODA SUNBRIGHT (7 " |znggosl
Petitioner’s Name%ﬂ/)pm_. W% city: £ /s/pe
Address: 5 V4 &q 5‘("’ MU e - (S:tzte: Z?p:Zﬂ;é
etitioner’s Name: YYi|do, YWaoclr © %_M Ciyeeenmer’
Address.  \QY, %M%W P gt/:tcc'/ﬁ 2ipA20LE
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Comment Letter E —

PETITION SIGNITURES AGAINST THE GROCERY STORE LOCATION AND THE GAS
STATION PROPOSED AT THE SOUTHEAST CORNER OF OCEANSIDE BOULEVARD

AND MELROSE DRIVE CONTINUED:
J

Petitioner’s Name: {/ ; oJ ceay, :f (-;‘\N—L‘) Qary

city. Oecanng S

Address: 2 200X Sencloadd D e zip. 7204 ¢
Petitioner’s Name: |4 OGEE T A0S city: OC <Pk 10
address. 1234 Somhlow D2 el Zip 9205
Petitioner’s Name: L\\gﬂ.\,\,\p\(b@q (Prngt City: Oeesynside
address 12 Sanal suo | zppponts
petiioner's Name: Y\ \OAHQ \ZDANMACCy Ciy: ‘

Address: S’Bq <\m~®<\ ow ( W [O (o mnsz-’d& g:t?ggi% zip: 97650
Petitioner’s Name: .ém M ﬁ j{ o0 City:

Address: |24 5 54/‘/’4 Joro M Ol eans de g::teCA zip: 9205,
Petitioner’s Name: __ |~0[S i)\mr-z_ _ City: CJMVM
address: (527 SUMlow Dy B A |zt
Petitioner’s Name:(\ Dy /AE/&\ W Siollow City: 4//% ‘dl
Address. /208 Yo — ca |z 47205 2
Petitioner’s Name: ) >¢) J \O AR=24 L;,L City:

address: | 22 € 3(4/4/./4 s Dx: d’/ i Ch Zip:

Petitioner’s Name: éﬂ M VNI LY4AS City: O CA3 ~_Sg
address:. | 2 H Z SoNGlolu D/, cs:t:te: zﬁ Z o8y
Petitioner’s Name: ’fﬁé}.@f# M. JU )/ Q\/ City: O (s
Address (222  Suvd Q/W j(/ gtzte: Zip: PrO5%
Petitioner’s Name: Jyhign 0/14/1 City: ﬂ CoystoE
Address: /794 Jm@/.aa/ m _ cS:tAate'f zip: D gs¢
Petitioner’s Name: City: Q-’eﬁﬂfvé?&.
Address. | 254} SORYpm) By el zip P00
Petitioner’s Name: ,‘)f /)g(’glll ng City: .

agaress:\|A9 SWL S Ditve S‘h?/dm;l ca |75t
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AND MELROSE DRIVE CONTINUED:

Public Comments on the MND/IS
Petitioner’s Name: \N\\ & \ Y€, E\.\\'S TogEpRt L r E — |[MaprO% f’d@nbeig
Address: 69“‘8 O\R {)r\Q\oQ D gide (S:t:te: Zip: ??DSB
Petitioner’s Name: Em‘anm ¢ BEvanc N city: (37 d 4
Address: %’2-“5« Dlyldn P~<§ cA Zip:qm
Petitioner’s Name: ﬂ/’HZa/A’ ) &3 City:
Address: 870 &%z Q‘Nﬂ K/ /572 ch gt:te: Zip: F208 4
Petitioner’s Name: Eﬂ\r\d\ ) /4 K{;LUPA{ r- City: \;,S7c
adress: K] M shland De ch- 1@:%@5’3
Petitioner’s Nam: IZADU“\/ bﬁﬂo City: Ol pns: b4
Address 1714 Cantmerd Pl (S:titeC/‘ Zip: V2200
Petitioner’s Name; nm.,b\me OKOZCO City:O nsil €
ases 4119 Cegskoon’s PL. cA Ga. | zipf 051

City: DC NS I VB

Petitioner’s Name: L U4ENE G aiAT
Address: 4 11< CREST Mo ' f:fité»ar Zip. G755 |
Petitioner’s Name: li% \j A ﬁNﬁ‘ A CIMOW{.K‘
Address: }\Lj | 2%\4 Q\/"\@%TW (J'\ T f:tZ”L 2?&56\
Petitioner’s Name: 3;5 QIDl'l COl'O,tMJU\, .| City:

Address: H ,707 (\ rQS\'W\Ov\*’ @L

State:
CA C«ﬂ’ Zi

i:ZGSb

Petitioner’s Name: /2\,1 lO\ S L) Jr) }CI b /r

City: Ocfanz ,‘d 2

Y701 Crest mont. p/

State:
CA

Zip:

Address:

Bliy Eovnandoz

Petitioner’s Name:

giw:@erg,m&ﬁg
te:
CA 2 AUFE

Address: q,—]:’ [ CY K’" M

City: Cocprvsip=

PetitionersName: A7 £2 & MN [ o

State:
Address: 1206 ) SUMBLOW DA CA Zip: 720657
Petitioner's Name: [J'l0x &5 M NICH Cityd Cege 1126

State: g
Address: /% 0] S (JN o) Y DR cA | zip?l
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AND MELROSE DRIVE CONTINUED:

S

Petitioner’s Name: {Jf igo \O@olh City: @Qmu’&e_
State:
adress 1509, Marforie S} -y ca | zpqA08
Petitioner’s Name: JO\‘]‘ ~ Wevefe> ) City. O CRANSIDE
State:
Address:  WB\F MadeE Sy Cﬁt Zip: 4 295T
Petitioner’s Name:g Q&h CD\(L( 18 i@ﬁc’] City: 6Q6M'-£Q.
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Petitioner’s Name: . \ace T‘é,_/ﬂ City: O¥nin 5.4 €
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State.:
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State:
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Petitioner’s Name: M f\(/L n/\a /)Q/IML City: O §v
State:
Address: ('Z l lp MM\\/L Q‘l f\{—[ CZ : Zip: qw
Petitioner’s Name: CN(S\«M W\ﬁ&m{ ({ city: () ¢ fﬂ/(
State:
Address: \(-Z/&u Dﬂ/\u)\(\ Q/ c:e : Zip:ér ZO-S,Z/
Petitioner’s Name: % W_Lmﬁ ceanu _9//
State:
Address: CA 22N :
Petitioner’s Name: % I 2%4/9[) City: Z/ 7
State: .
Address: /Y J)M&QL/O 27— CA Zip?ZfQ'.S}j
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city: (Clancagy.

Petitioner’s Name: . N\Mr\ al  Pse
Address J700 PARWIA K cA~ zip 9205
Petiioner’s Name: — TINA_ TIAQNIAN city: OCeorside
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Petitioner’s Name: g@u _)m City: CZ?@’J)O@
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Public Comments on the MND/
Petitioner’s Name: /ﬁ’%hl LG Comment Letter E — l\&%}%rice Rosenbe
Address: AQ/28 DA DR- e Z8 ¢Sl
Petitioner’s Name: WJ IS W HesS ciy O2ANLA L
Address: /%SL TAHOIN De el Nl
Petitioner’s Name: [\\W\@e—‘\—\’ﬁf\on oa City:
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Petitioner’s Name:/‘\zﬁ{lh T At oa): AW city. FY 3w
address 1 DY DA DR, ()OSAe (00 A | zip Yok
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PETITION SIGNITURES AGAINST THE GROCERY STORE LOCATION AND THE GAS
STATION PROPOSED AT THE SOUTHEAST CORNER OF OCEANSIDE BOULEVARD

AND MELROSE DRIVE CONTINUED:

Petitioner’s Name: QW . City: Or eA~SIDES
i ) State:
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Petitioner’s Name: City.
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Address: CA Zip:
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State:
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Petitioner’s Name: City:

State:
Address: CA Zip:
Petitioner’s Name: City:

State:
Address: CA Zip:
Petitioner’s Name: City:

State:
Address: CA Zip:
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PETITION SIGNITURES AGAINST THE GROCERY STORE LOCATION AND THE GAS
STATION PROPOSED AT THE SOUTHEAST CORNER OF OCEANSIDE BOULEVARD

AND MELROSE DRIVE CONTINUED:
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Response to comments on the MND/IS

E. Maurice Rosenberg (12/2/08)

The City acknowledges that Mr. Rosenberg has often e-mailed the City regarding
the proposed project throughout the entitiement process and prior to the CEQA
document being released for public review. The two letters submitted via e-mail by
Mr. Rosenberg during the CEQA review period have the prior correspondence
attached, and are included in the Final MND to provide complete documentation of
his concerns. However, as the two most recent letters submitted during the CEQA
public comment period cover the same issues raised during the previous pre-CEQA
comment period, responses are provided below to the issues raised in the
December 2, 2008 and December 8, 2008 e-mails that were received during the

CEQA comment period.

E-1 The comment is not specific in terms of the land use that is referred to
have the wrong trip generation rate. However, per the City of Oceanside
standard requirement, the trip generation rates are based on the SANDAG
(Not So) Brief Guide of Vehicular Traffic Generation Rates for the San
Diego Region, April 2002 and are thus deemed appropriate. Therefore,
no additional impacts are anticipated. Table 7-1 (page 15 of Traffic Impact
Analysis dated February 19, 2008) summarizes the trip generation for the
Melrose Station project. Also, as noted in the traffic memo dated June 18,
2008, the most current revised site plan would generate about 27 percent
less traffic than the site plan utilized in the traffic study.

E-2 Based on the analysis included in the Traffic Impact Analysis and the
City's significance criteria, no significant impact was determined at this
intersection and thus no additional mitigation measure is required. The
2020 build-out condition would include the build-out of Melrose Drive to its
Prime Arterial ultimate street width of 124 feet. The right-of-way and
construction for this section of Melrose Drive would be a requirement of
the vacant property at the northeast corner of the intersection, at the time
of development per current city standards.

Although it is not required as mitigation for the proposed project, based on
input from the public, the project applicant has agreed to construct an
additional southbound left turn lane on Melrose Drive to improve the short
term condition within the existing right-of-way for both through traffic
(south-bound) and traffic tuming left (east-bound).

E-3 The comment does not identify a specific issue or potential conflict at this
access point. However, the site ingress and egress for the proposed
project site was designed to provide minimal conflict points and optimal
traffic flow. Appropriate sight distance and curb radius also was provided
in conformance with City’s standards at all project driveways.

E-4 The right-in/right-out only drive way along the Melrose Drive frontage has

RTC-10



Response to comments on the MND/IS

been designed to meetall queuing requirements, appropriate sight
distance requirements, and the required curb radius, in conformance with
the City's Engineering standards for all proposed project driveways. In
addition, the proposed project also would provide three additional
driveways on Oceanside Boulevard, one of which will be signalized.

RTC-11
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Comment Letter F — Maurice Rosenberg
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‘To: Juliana von Hacht «~ Project Pluxiner
City of Oceanside Planning Commission
Vida Murell - Planning Coromission Secretary
City Hail, 300 North Cosst Hwy, Oceanside, CA 92054
Tel (760} 438.3520 Fax (760) 7542058

Emd jvonhache@ei oceanside.ca.us
Emi i i ide.caus
Bl ¥ weioe ide.ca.us

Please Note, the antached correspondence DOC and petition PDF, in regard to the “Meirose
Station Coramercial Center” development application P-1-08, is being seot via cxonil and
welefacsimile, for distribution and/or circulation, o the City of Oceanside Planning
Commission (Chajr Clavdis Tyojsl, Vice Chair 1.ouise Balms, Dennts Martinek, Dick
Parker, Stan Bertheand, Bob Neal and Tom Rosaley), for review and consideration, in
advance of the project’s scheduled Plansing Comumnission Hearing date of Monday, Deceraber
15%, 2008 @ T:00PM.
Subject: Responses to “Notice of Intent to Adopt 3 Mitigated Negative Declaration” P-1-08.
D-03-08, C-2-08, C-3-08, C-4-08, and C-5-08, Melrosc Station Commercist Center
- For Distribution and Presevtation to the City of Oceanside Planning Commission

Deav Commissioners..,

The following prepared comments are presented, on bebalf of bundreds of concerned Oveanside
and Vista residents (see accampanying petition), who are in opposition 1o some ¢lements, of the
Melrose Station Cosnmercial Center development, as proposed ~ and have been provided to this
Planning Commission, in advance of this meeting, for revigw and consideration, as well as, for
the record,

Firsily, it should be emphasize apd reinforee that a Neighboshood Commercial {CN) Land Use
Policy and Zoning Designation is typically established o encoutage neighborhood shopping
center uses, on jots or parcels for small-seale retail or offices, professional services, convenience
rotail, and shop-fromt retail tha serve the market area at a peighborhood scale. Oaly, limited
business schivities are envisioned within 8 neighborbwod comeereial land use designated ares «
uses that serve the residents of the surrounding neighborhoods, in the immediate area, Some
well established urban planping, design guidelines inclnde but are ot limited to the following:

o Where an existing zoning designation permits development of a parcel, by right or by
special vse permnit, it is paramount that any findings for approvel ensure that the
devalopment proposal, uader consideration, comports, complies, and conforms, cie., o
the policies and/or intent of the City's comprehensive General Plao.

+ Neighborhood commercial uses should be Hmited to business activitles thar serve the
surrounding neighborhoods in the immediate area; having only & imired impact on
nearby developraent.

» Accsptable uses are those that have a limited irnpact on adiacent residential areas
especially in terms of lighting, signage, waffic, odot, noise, and hours of operation.

s Examples of uses which are considered accepusble include neighborbood scale
commercial, professional, and office ases soch as individual medicat offices, branch
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banks, small service establishments, day care centers, churches, convenience storas; with
lisnited howrs of operation, swall restaurants, and staaller public faciities.

= Examples of uses whach are considered unacceptable include fast-food restaurants, 24-
hour convenience stores, and gas stations.

e Also, the intensity of oeighborhood commercial development needs 1o be governed by an
acceptable curtent and anticipated; external and internal; road capscity service lovel.

Secondly, the commiunity”s pomary coRce&ms and contentions, respucting the subject
gevelopment application, are foundzd in the aforementioned urbao planning, design guidelines,
and the Lity of Oceanside’s very own General Plan land use policics fox Neighborhood
Commessial development.

In particular, the requested CUP, for the proposed “gas station/mini-mart with drive-thru car
wash™ should not be approved by virtue of the following General Plan policy contradictions:

1. The producss, services and drive-through charscteristics, of a “gas siation/eini-reart with
drivethra car wash”, distipguishes it as a business that focuses on meeting the drive-by
“Ummediore” commercial needs, rof the destination “day fo day® comepercial needs, of
the commupity. Hence the proposed “gas station/mini-mart with drive-thru car
wash™ cannot be considered a “minor tenant® in the context of the Neighborhood
Commercial, General Plan Policy 222 AL

2. By virtue of its very enterprise, j1s inherent drive-through cherscieristics, its iropulsive
products and services offering; the proposed “gas station/mini-mart with drive-thru cax
wash' would appesi to and target the “immediate® commercial needs of the general
rraveling public. 1t would be & major tenant with an intense use, in 8 highly visible,
efitizal and wulnerable project gite location ~ its eaistencs would have a dominating and
predominating impact on the emtire devalopment; with far reaching repercussions that
would probably result in unpredictable and unintended consequences, both on and off
site. Hence the proposed “gas station/mini-noart with drive-thru car wash”® cannor
be considered o “minor tepant” in the context of the Neigbborbood Commercizl,
Genernd Plsn PoMey 2.27 Al

3. The proposcd “gas station/mini-mart with drive-tipu car wash” has several inherent site
Ymitstions that are extremcly inhibitng:

&) The project site area consists of approximately 7.4 aares, whereny, the Neighborbood
Commercial, Geueral Plan Policy 2.22 B. smtes that “dreas shall bz generally
between fen (18) and thirty (36) acres”,

¢ A citywide investigadon/inventory by RDS determined that throughow
the City of Oceanside, *drive-throughs™ are not generaily perraitted within
the ON zone. (RDS identified only 1 development in the entire city that is
2oned CN “Neighborhood Conmercial™ and bas drive-throupgh uscs.)

o Whereas there are in excess of 70 dtivethroughs (approxizaately 40 fast-
{ood restaurants and 30 gas stations) located within the City of Oceanside,
all of which are cither free standing and/or sited within “Commercial
Distriet” 2ones other than CN « except for the 1 instance praviously
ruentioned. This Union 76 facility, located on the southeast corner of

2
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Comment Letter F — Maurice Rosenberg
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Mission Avenue and Canyen Drive is s well integrated into a 13+ acre,
N zoned, shopping center site — making it large enough 10 accommodate
the intcnsity of the gas swtdon drfve-through use. Also, the site is

F3
adequately configured to accommodate 7 points of ingress and egress {4
cont off Mission Ave, and 3 off Canvon Dr.) that serve the site - 2 of which {1
’ off Mission Ave, and 1 off Canyon Dr.) are dedicated solely w the Union

76 service siation use.)

o By virtue of omission 3 is appareat that the intent und prrpose of the CN -
“Commercial Distict” zone designation is not w ascomupodate
extraneoys drive-through uses but rather. .. “To provide sites for business
serving the daily needs of nearby residentinl arsos while establishing
develvpment standards that prevent significant adverse effects on
residentiol uses adjoining a CN districd ¥

F 4— b} The limdted Somage distance along the Meirose Avenue side of the project dees not

allow for a separate, dedicated point of ingress and egress for the *gas station/mini-
mart with drive~thry cur wash™. Noi having dedicated points of ingress and egress
can negatively impact both intemal and extemnal traffic circulation deroands for the
entire project, diminishiog and compromising the project as a whole,

) inaddition to the ideotified queuing requirements for the mini-tmart and drive-thru car
wash, the ipherent drive-through characteristics of the proposed gas station
component, comprising 10 filling pusitions at § pump-isiands, creates an tnordinate
and subsequently intolerable vebicle stacking strain that would negatively impact
F5 traffic circulation both on and off site. While drive-fhrough uses requive the

provision of § car spaces per queus ~ none is being provided for in this Instance.
Hence, the proposed “gas station/mini-mart with drive-thru car wash® cannot be
considered as being “well integrated into the center’s design™ in the context of the
Neighborhood Commercial, General Pion Policy 2.22 A.

Therefore, with regard fo the propoesed CUP for a #gay station/mini~mart with drivethru
ear wash” - it bas been determined that these particular uses are not in complisnce with
the City’s General Plan, langd nse policies.

Again, with regard 1o the comeaugity’s primary concsrns and conteptions, respecting the subjecs
development application and the aforementioned urban planning, design guidelines, for
Neighborhood Commercial development - the poor site location of the “Marketside” grocery by
‘Wal-Mart Stores Inc. will be detrimental 10 the single family homes immediately adjacent 1o the
F6 shopping center, along its soutbeast boundary, 18. dust, soise, offensive odors and the potential
for increased vruck traffic, at all hours. An additionally question necds to be ssked « and that is
what will be the on and off-site traffic impacts resuiting from the intense marketing effons of
such & gargantuan retailer, i.z. inadeguste trip generation forecasts, resuiting o the negative
consequences of unanticipated driveway and parking congestion?

Therefore, Good peighbor principles and practices suggest that the Applicant should re-site
the grocery store further to the west; or swap the market location with the building located
immediately to the west; so as to be, more neighbor friendly snd compatible.

W
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Comment Letter F — Maurice Rosenberg
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While the Applicant has submitied several site’plan iterations, over the past 12 months, o the
City of Oceanside’s Planning Departroent, thuss revisions, have not gone far enough $o make the
proposed project Jand use compliant or community friendly. The coramunity resident pegtioners
feel the applicant needs and can 16 do better — better for the project - and bewer for te
neighborhood and the community ar large.

Therefore, the commuuity trusts that the City of Oceanside Planning Commission will

impose and preseribe, all necessary and sppropriate, exclusions and adjustments, fo the
proposed Melrose Station Commercisl Ceoter development and its requisite site plam.

Eet's Fu ur Attiiudes
Mautice "MOE™ Rosenbarg
RDS Rosenberg Developpient Sersyces
7770 Regents Rd #113-192

San Diego, WA.92122-1967

Cell $58.864.7741

Fax R58.450.189%

Emil devservi@gmail com
ce: Genrge Buell - Development Servires Director - GBuell(@ei opeanside.ca us

Jerry Hittleman - City Planner - JHistlemen@cl.oceanside.ca.us
Richard Greenbaner - Senjor Planner » Ri er@ci.occanside.sa us

Accompapiwent: Petition



Response to comments on the MND/IS

F. Maurice Rosenberg (12/8/08)

F-1

F-2

F-3

F-4

The City’s General Plan and Zoning Ordinance establish the uses deemed
appropriate with the Neighborhood Commercial (NC) land use and zoning
districts. As such, the subject application has been reviewed by City staff
for conformance with these standards and it has determined the proposed
project to be in conformance with all applicable land use regulations and

policies.

General Plan Policy 2.22 A, lists the general types of business uses
allowed in a NC District, and the service station/convenience
store/automobile wash are allowed. These use classifications are allowed
within CN Districts with a conditional use permit (CUP); therefore the
proposed uses meet the spirit and intent of this General Plan Policy.

The Zoning Ordinance refers to specific land use classifications (or
business types) allowed in each of Oceanside’s Zoning Districts. The
Zoning Ordinance provides the specific land use regulations and
development guidelines to implement the General Plan. As the proposed
uses are permitted in the NC Zone as discussed above, the proposed
project has been found compliant with General Plan Policy 2.22 A, as well
as other applicable General Plan Goals and Policies.

- The site has a General Plan Land Use Designation of NC and is therefore

inherently in conformance with General Plan Policy 2.22 B. In addition,
through Article 11 of the Zoning Ordinance, Commercial Districts, Section
1120, drive-thru uses of some form (i.e., a bank, restaurant, etc.) are
permitted in all nine commercial districts, subject to approval of a CUP.

Comments that service stations are classified as a “drive-thru” use and
that drive-thru uses are “not generally permitted” in the NC Zone are

incorrect.

The comment that commercial tenants have dedicated ingress and egress
points from the public right-of-way is incorrect. The driveways proposed in
the commercial center would be open to the public and the associated
drive aisles and parking lots within the center would be subject to cross
access agreements to insure that internal circulation is adequate.

The convenience store is not subject to a queuing requirement. The
proposed automobile wash meets the five-car queuing requirement. The
service station is not a drive-thru use and therefore not subject to a
queuing requirement. The service station is sited at the comner of the site,
as required by Section 3011 A of the Zoning Ordinance (which governs
service stations and automobile washing).

RTC-12
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Response to comments on the MND/IS

City staff has reviewed the proposed location of the market and has
determined that it conforms with General Plan and Zoning Ordinance
standards. The required side yard along the eastern property line is 15
feet. A 54-foot building setback is proposed. An acoustical analysis was
performed to assess potential impacts to the residential use to the east; as
a result of that analysis, the proposed project will be required to construct
a solid wall along the property line to further reduce any potential noise
impacts (Mitigation Measures Noise 01 and 02). The proposed project
has been conditioned to prepare a Management Plan for the center that
will restrict the hours for deliveries to the Center.

The Traffic Impact Analysis prepared for the proposed project analyzed all
of the proposed uses and their effects on the public roadways. As
discussed earlier, the proposed project has been conditioned to mitigate
all impacts per that document and all impacts would be reduced to a level
of insignificance. The market side building would only be 11,421 square
feet, which is small when compared to most traditional supermarkets and

is in no way “gargantuan.”

Comment noted.
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File Number: P-1-08, D-3-08, C-2-08, C-3-08, C-4-08, and C-5-08
Applicant: Market Ventures, LP

Description:

TENTATIVE PARCEL MAP P-1-08, DEVELOPMENT PLAN D-3-08, AND
CONDITIONAL USE PERMITS C-2-08, C-3-08, C-4-08 and C-5-08 to create 7
commercial lots and construct 49,911 square feet of commercial buildings on an existing
7.4-acre site located on the southeast corner of Melrose Drive and Oceanside Boulevard
and situated within the CN District and the Peacock Neighborhood. — MELROSE

STATION
Environmental Determination:

A Mitigated Negative Declaration has been prepared stating that if the 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 consider the Mitigated Negative Declaration during its hearing
on the project.

City of Oceanside, Planning Division
300 N. Coast Highway
Oceanside, CA 92054

(760) 435-3520



APPLICATION FOR PLANNING COMMISSION HEARING
PLANNING DEPARTMENT (760) 966-4770

STAFF USE ONLY

OCEANSIDE CIVIC CENTER ACCEPTED BY
300 NORTH COAST HIGHWAY, OCEANSIDE, CA 92054-2885
PLEASE PRINT OR TYPE ALL INFORMATION HEARING
PART | - APPLICANT INFORMATION VAR.

1. APPLICANT 2. STATUS C.U.P. C-{2-5)-08

Market Center Ventures, LP Owner/Applicant Is)EY:f L. |D-3-08
3. ADDRESS 4. PHONE ZONE CH.

3840 Via de la Valle; Suite 300 G.P.A.

Del Mar, CA 92014 858.793-2850 PARMAP
5. APPLICANT'S REPRESENTATIVE (OR PERSON TO BE CONYACTRD FOR INFRIRMATION DURING PROCESSING) TENT.MAP {P-1-08

O.HP.AC.

The Lightfoot Planning Group COASTAL
6. ADDRESS 7. PHONE
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PART Il - PROPERTY DESCRIPTION

8. LOCATION 9. SIZE

Southeast corner of the Melrose Drive and Oceanside Boulevard

ntersection. JANCEES
10. GENERAL PLAN 11, ZONING 12 LAND USE 13. ASSESSOR'S PAR. NO.

NC CN Vacant 161-030-10; 161-030-14

PART il - PROJECT DESCRIPTION

14. GENERAL PROJECT OESCRIPTION

associated with the gas station.

A Tentative Parcel Map & Development Plan for a 7 Jot, 49,911 square-foot commercial center, including 4
Conditional Use Permits for a drive-thru retail building, a gas station, a car wash, and a convenience market

15. PROPOSED GEN, PLAN 18. PROPOSED ZONING 7. PROPOSED LAND USE 18. MBEDS/UNITS [10. DENSITY
No Change No Change Commercial N/A N/A
i20. BUILDING SIZE 21. PARKING SPACES 22 % LANDSCAPING 23. % LOT COVERAGE
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49,911 SF Total provided 19% 81% (Bldg & Pavement)
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Melrose Station Commercial Center
Tentative Parcel Map, Development Plan,
& Conditional Use Permits

Description and Justification
Rev. November 3, 2008

The Melrose Station Commercial Center is located on the southeast corner of the Oceanside
Boulevard and Melrose Drive intersection. The project site consists of approximately 7.4 acres
that are proposed to be subdivided into 7 parcels, accommodating 49,911 square feet of retail space
within 7 buildings. The application includes a Tentative Parcel Map, Development Plan and 4
Conditional Use Permits (CUP). The CUP’s are for a drive-thru retail building, a service station,
a car wash, and a convenience market (the latter two are components of the service station). The
project site has a General Plan Land Use Designation of NC, Neighborhood Commercial and the
corresponding Zoning designation of CN, Neighborhood Commercial. The proposed project
complies with the site’s current General Plan and Zoning requirements.

The project site is generally a vacant grassy/dirt lot sloping from north to south, with the grades
becoming steeper towards the southern edge of the project. The site is bound by Oceanside
Boulevard to the north, NCTD railroad right-of-way to the south (which accommodates the new
“Sprinter Line”), Melrose Drive on the east, with vacant land and existing residential to the east
(in the City of Vista). The site’s eastern and southern property lines coincide with the boundary
line between the City of Oceanside and the City of Vista.

TENTATIVE PARCEL MAP

The proposed 7 lot Tentative Parcel Map will accommodate the 7 buildings, each within it’s own
lot. The site will have several access points, including a new signal at the site’s northeastern edge.
There will be a right-in, right-out only on northbound Melrose Drive, as well as two additional
right-in, right-out only access drives on Oceanside Boulevard. The location of the full access
signalized intersection at the site’s northeastern edge was originally established by the City in
conjunction with the “Adobe Estates Access Road” project back in September 2007. Internally,
the access drive aisles range in size from 24 feet to 38 feet and meet all City standards for
circulation and emergency access. The project will be graded in one phase.

The street frontages of Oceanside Boulevard and Melrose Drive will be improved with curb, gutter
and contiguous sidewalk. The frontage along Melrose Drive will also include a 10-foot wide multi-
use Class I bicycle and pedestrian trail. Both street frontages will also contain the required
landscaping. The final design and location of the multi-use bicycle trail will be subject to final
approval by the City of Oceanside Parks & Engineering Departments, with input from the City of
Vistaand NCTD. A section of the trail will also extend along the sites eastern property line from
Oceanside Boulevard to the NCTD right-of way. This trail is a link in the City wide system that
connects the San Luis Rey River Bike Path, Guajome Regional Park, and the planned City of Vista
Sports Park to the regional system (“Sprinter Rail Trail”).



Water, sewer and electrical utilities are readily available to the site in the adjacent roadways. The
site will be graded for accessibility; specifically, the existing slope in the northeast corner will be
cut to more closely match the existing street elevations. This grading includes the creation of the
7 pads needed for each building. The earth work required for the project includes 53,277 cubic
yards of cut, and 10,909 cubic yards of fill which results in the net export of 36,532 cubic yards

of raw material.
DEVELOPMENT PLAN

The Development Plan includes a small scale grocery store as the main anchor tenant, a general
retail building with a drive-thru lane, a modern service station/mini-mart with automated car wash
and additional general retail space. All of the proposed uses are allowable within the parameters
of the City’s General Plan and Zoning Ordinance. On-site landscaping, trail connections, and
project signage are also included.

The market building (building 7) will be approximately 11,421 square feet in size. This is the new
style, small scale “boutique” market footprint. The retail building with drive-thru (building 6) is
approximately 4,500 square feet. The service station/mini-mart (building 4) contains 2,885 square
feet of retail space, 5 gas pumps with 10 fueling stations, and an automated car wash. The rest
of the site contains approximately 31,105 square feet of general retail space located within buildings

1,2,3,and 5.

A breakdown of the proposed buildings and lotting is contained in the table below:

Building/Lot Summary
BUILDING USE BUILDING PARCEL
AREA AREA
Building 1 General Retail 4,500 SF 0.56 AC
Building 2 General Retail 9,225 SF 1.05 AC
Building 3 General Retail 10,000 SF 1.24 AC
Building 4 Service Station/Mini-Mart 2,885 SF 0.98 AC
Building 5 General Retail 7,380 SF 0.86 AC
Building 6 General Retail w/Drive-Thru 4,500 SF 0.58 AC
Building 7 Market 11,421 SF 2.12 AC

Melrose Station Commercial Center
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Parking:

The project is required to provide parking based on each individual use, however, there will be
a “reciprocal access easement agreement” associated with the center that allows each space to be
“shared” by each tenant/customer. This is a standard condition of operation in shopping centers.
The parking required per use is as follows: Market: 1 space/200 SF of floor area (57 spaces),
General retail with drive-thru: 1 space/250 SF of floor area (18 spaces), Service Station/Mini-Mart:
1 space/200 SF of floor area (14 spaces), and the general retail space parks at 1 space/250 SF of
floor area (125 spaces). The total required parking for the project is 214 spaces. In addition, each
drive-thru use is required to provide enough queue space for 5 cars which has been provided.

The total parking provided on-site is 239 spaces which exceeds the requirement by 25 spaces. The
required queue requirements have also been met. A breakdown of the parking required and
provided is found in the table below:

Required Parking Breakdown

BUILDING USE PARKING | BUILDING | PARKING PARKING
RATIO AREA REQUIRED | PROVIDED
Building 1 | General Retail 1/250 4,500 SF 18 18
Building 2 | General Retail 1/250 9,225 SF 37 37
Building 3 | General Retail 1/250 10,000 SF 40 40
Building 4 Gas Station/ 1/200 2,885 SF 14 14
Mini-Mart
Building 5 | General Retail 1/250 7,380 SF 30 30
Building 6 | General Retail 1/250 4,500 SF 18 18
w/Drive-Thru
Building 7 Market 1/200 11,421 SF 57 57
ADDITIONAL SPACES 0 25
TOTAL SPACES REQUIRED/PROPOSED 214 239

Conceptual Landscape Plan:
The required landscaping coverage for the project is 15%, or 48,300 square feet. As proposed,

the project meets this requirement by providing 19% on-site landscaping, or 60,200 square feet.
The on-site landscaping design was developed in concert with the projects Storm Water Mitigation
Plan (SWMP) to insure water quality standards have been met. In addition, the project will
provide for the multi-use bicycle trail connections as discussed earlier. The ultimate design and
location of the trail connections are being developed in cooperation with the City of Oceanside,
North County Transit District (NCTD), and the City of Vista to insure they function at the

Melrose Station Commercial Center
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optimum level for fun and safety. Inaddition, a 6-foot tall screen wall is proposed along the site’s
eastern property line, at the top of slope, to enhance the separation between the site and the
adjacent residential uses in the City of Vista to the east.

Public Class I Multi-Purpose/Bike Trails:

As discussed earlier, the project will construct two Class I multi-purpose trail segments as required
to comply with the City’s General Plan and as required to accommodate a north county regional
trail facility. The project will result in an enhanced City and regional trail system.

The first trail segment extends from the north property line to the south property line, along the
sites eastern border. This trail segment is approximately 470 feet in length and completes the
southern most extension of the Class I Trail called for in the City’s Recreational Trails Element of
the General Plan. This trail will connect the regional trail to the south (now known as the
“Sprinter Rail Trail” to be constructed by the City of Vista) with the City’s trail system that
extends north through the site to the future City of Vista Recreational Park (yet to be constructed),
the Guajome Regional Park, and ultimately the San Luis Rey River Trail.

The second trail segment extends from the north property line to the south property line, along the
sites Melrose Drive frontage (on the west). This trail segment, which is also approximately 470
feet in length, is actually a part of the regional facility that will connect the trail to the Melrose
Drive Sprinter Station. The trail is separated from Melrose Drive via a 5-foot sidewalk and planter
area. Those using the trail will follow it north to the intersection and cross the street to the west
via the cross-walk, and then follow the trail to the Sprinter Station. The extension of the regional
trail system to the west through Oceanside will be at the discretion of the City.

CONDITIONAL USE PERMITS

All of the proposed uses on-site are allowable in the CN Zone. As noted earlier, however, 4 of
these uses require the issuance of a Conditional Use Permit (CUP) by the City. The CUP’s
provide the City additional regulatory control of the project after site development.

The 4 CUP’s are required for each of the uses listed below:

1) Retail w/Drive-Thru (land use classification 450.E.1, pursuant to Section 1120 CN Land
Use Regulations) — Although no specific use has been identified for the proposed retail
building with a drive-thru, it is anticipated that it would accommodate a potential bank for
a wall-mounted ATM machine, a dry cleaners, or other low-impact use. The use will meet
existing zoning standards. The drive-thru lane will be adequately lit and is easily accessible
from the site parking lot and will help to minimize parking stall demand in the center. In.
addition, this use will not be allowed to accommodate a fast food use as those types of uses
are prohibited by Code on a site of this size.

2) Service Station (land use classification 450.CC.3, pursuant to Section 1120 CN Land Use
Regulations) - The gas station is proposed on the northwest corner parcel of the site. This
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gas station falls within the existing zoning requirements for the site and will comply with
all City and State zoning and environmental regulations.

3) Car Wash (land use classification 450.CC. 1, Automobile Washing pursuant to Section 1120
CN Land Use Regulations) - The car wash is associated with the service station and is a
standard amenity to the modern gas station/mini-mart. The car wash will be an automated
service (i.e. no “hand washing”).

4) Convenience Market (land use classification 450.K.1, pursuant to Section 1120 CN Land
Use Regulations) — The proposed convenience market is also associated with the gas station
use and is a key component to that operation and will help to make the center successful.

These uses are typical of modern day shopping centers and provide the extra amenities required
to serve today’s busy consumer. They increase the “options” afforded on-site to future customers
which will help to insure the success of the center. The uses are consistent with, and meet the
intent of, the City’s General Plan and Zoning classifications for the Neighborhood Commercial
Zone. The CUP’s will provide the City greater regulatory control after the project is built.

SUMMARY

The Melrose Station Shopping Center project meets all of the goals and objectives of the City’s
General Plan and Zoning Ordinance. The project is a well thought out commercial center that will
provide valuable services to both of the local communities of Oceanside and Vista. This project
will provide a modern, high quality shopping environment that will be a great new source of sales
tax revenue for the City.

JUSTIFICATION HIGHLIGHTS:

e This well thought out project results in a commercial center with excellent physical design and
an abundance and variety of services needed by area residents.

e The project will create a great new source of revenue for the City, capturing the sales tax
dollars of Oceanside citizens and those from the nearby Vista community.

e The project will construct key links in the local and regional multi-use bike/pedestrian trail
systems that will serve Oceanside residents and the greater north San Diego community.

e The parking and landscaping provided on site exceeds the City’s requirements resulting in a
superior project design.

Melrose Station Commercial Center
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REQUIRED FINDINGS

Development Plan:

The City of Oceanside Zoning Ordinance stipulates that five specific findings must be made before
a Development Plan can be adopted. This proposal meets those conditions as follows:

1.

The site plan and physical design of the proposed project is consistent with the purposes of the
Zoning Ordinance because it meets the intent of the development regulations and design
standards over the entire site and it provides amenities in excess of those required.

The Development Plan as proposed, conforms to the City’s General Plan because the proposed
uses and intensity are consistent with the Land Use Element requirements established for the
site, and it will provide valuable services to the surrounding communities.

The area covered by the Development Plan can be adequately, reasonably and conveniently
served by existing and planned public services, utilities and public facilities because said
provisions have been successfully incorporated into the proposed design.

The proposed development is compatible with existing surrounding land uses because the site
is proposed to be developed under the regulations the City previously established for the site
and it provides neighborhood services to local community.

The site plan and physical design of the proposed project is consistent with Section 1.24 and
1.25 of the General Plan Land Use Element because it has very minimal impact to sensitive
habitats and the site does not contain significant topographical features as defined by the

Ordinance.
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Conditional Use Permits:
The City of Oceanside Zoning Ordinance stipulates that three specific findings must be made before

a Conditional Use Permit can be adopted. This proposal meets those conditions as follows:

1.

The project location is consistent with the intent of the Ordinance and the purposes of the CN
Zone because the uses are allowed in the CN Zone, the uses will be a valuable resource to the
local communities, and they will capture lost (as well as new) sales tax dollars that are currently
spent in adjacent jurisdictions due to a lack of these services in this area of the City.

The proposed project will be consistent with the General Plan because it’s uses are allowed on
the site and the Conditional Use Permits will allow the City to exercise appropriate controls
over the project to insure it operates as it was intended. The project will not result in any
detrimental effects on the public health, safety and welfare of the local and general public, and
it will not be detrimental to property or improvements in the vicinity, or the City as a whole,
because the proposed uses are allowed within the Zone and the project has been designed to
meet the spirit and intent of the applicable development regulations.

The proposed uses are in compliance with the provisions of the Ordinance, because they meet
all development criteria and are allowed uses within the Zone and the Conditional Use Permit
and project Conditions of Approval will further insure the project operates as represented and
intended.

Your favorable consideration is appreciated.
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Policy Number:

SCHEDULE A

First American Title Insurance Company

Name and Address of Title Insurance Company:
First American Title Insurance Company

1 First American Way

Santa Ana, CA 92707

File No.: NCS-306467-SD Policy No.:
Address Reference: Vacant Land, Oceanside, CA

Date of Policy: January 31, 2008 at 11:54 am

1.

Name of Insured:

Market Center Ventures, L.P., a California limited partnership
The estate or interest in the Land that is insured by this policy is:
Fee Simple

Title is. vested in:

Market Center Ventures, L.P., a California limited partnership

The Land referred to in this policy is described as follows:

Real property in the Cities of Oceanside, County of San Diego, State of California, described as
follows:

PARCEL A:

THE SOUTHWEST QUARTER OF LOT 6, SECTION 13, TOWNSHIP 11 SOUTH, RANGE 4 WEST,
SAN BERNARDINO BASE AND MERIDIAN, IN THE CITY OF OCEANSIDE, COUNTY OF SAN DIEGO,
STATE OF CALIFORNIA, ACCORDING TO UNITED STATES GOVERNMENT SURVEY.

EXCEPTING THEREFROM THAT PORTION OF THE HEREIN DESCRIBED PROPERTY LYING
WITHIN THE 200.00 FOOT RIGHT OF WAY DESCRIBED IN DEED TO THE ATCHISON, TOPEKA

AND SANTA FE RAILWAY COMPANY.
ALSO EXCEPTING THEREFROM THE EAST 70.00 FEET.

AND ALSO EXCEPTING THEREFROM THAT PORTION OF THE HEREIN DESCRIBED LAND LYING
WITHIN ROAD SURVEY NO. 734 (NORTH MELROSE DRIVE) AS DESCRIBED IN DEED TO THE
COUNTY OF SAN DIEGO BY DEED RECORDED JUNE 22, 1959, BOOK 7729, PAGE 403, AND AS

FILE NO. 125759.

AND ALSO EXCEPTING THEREFROM THAT PORTION OF THE HEREIN DESCRIBED LAND LYING
SOUTH OF THE ATCHISON, TOPEKA AND SANTA FE ROAD RIGHT OF WAY, AS DESCRIBED IN
CERTIFICATE OF COMPLIANCE RECORDED JUNE 4, 1987 AS INSTRUMENT NO. 87-311020 OF

OFFICIAL RECORDS.

PARCEL B:

First American Title Insurance Company
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PARCEL "B" OF PARCEL MAP NO. 17266, IN THE CITY OF OCEANSIDE, COUNTY OF SAN DIEGO,
STATE OF CALIFORNIA, FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO
COUNTY, DECEMBER 3, 1993 AS FILE/PAGE NO. 1993-817334.

APN: 161-030-10-00 and 161-030-14-00

First American Title Insurance Company



