ITEM NO. | 2.

STAFF REPORT CITY OF OCEANSIDE
DATE: February 14, 2007
TO: Chairman and Members of the Community Development Commission
FROM: Economic Development and Redevelopment Department

SUBJECT: CONSIDERATION OF A RESOLUTION APPROVING A TIME EXTENSION
AND A REVISION TO TENTATIVE MAP (T-200-04), DEVELOPMENT
PLAN (D-203-04), CONDITIONAL USE PERMITS (C-202-04 & C-203-
04) AND VARIATION (V-205-04) FOR A MIXED-USE DEVELOPMENT
CONSISTING OF 65 RESIDENTIAL CONDOMINIUM UNITS, 52 LIVE-
WORK UNITS AND 26,280 SQUARE FEET OF RETAIL/OFFICE SPACE
LOCATED SOUTH OF MISSION AVENUE, WEST OF HORNE STREET,
NORTH OF SEAGAZE DRIVE AND EAST OF CLEMENTINE STREET -
THE BELVEDERE - APPLICANT: PACIFIC CREST INVESTMENTS, LLC

SYNOPSIS

The item under consideration is a Time Extension and a Revision to a Tentative Map,
Development Plan, Conditional Use Permits and Variation for a mixed-use development
plan consisting of 65 residential units, 52 live-work units and 26,280 square feet of
retail/office space located south of Mission Avenue, west of Horne Street, north of
Seagaze Drive and east of Clementine Street. Staff is recommending that the
Commission adopt the attached resolution approving the project.

BACKGROUND

On February 23, 2005, the Community Development Commission approved a mixed-use
development consisting of 65 residential condominium units, 52 live-work units and 26,280
square feet of commercial use at the subject site. The City Council also approved a zone
text change to allow heights of buildings to 90 feet with a Conditional Use Permit and to
allow food and beverage sales with a Conditional Use Permit. On March 16, 2005, the
City Council approved the second reading of the zone text change.

Land Use and Zoning: The subject site is located within Subdistrict 2 of the "D"
Downtown District. Subdistrict 2 is primarily intended for providing sites for a financial
center, supported by professional offices.

Project Description: The proposed project consists of 65 condominium units, 52 live/work
units as well as 26,280 square feet of retail/office space on a 63,990 square foot lot.

The applicant is requesting to eliminate and/or modify three (3) conditions (Conditions
No.’s 50, 82 and 84) of Community Development Commission (CDC) Resolution No. 05-



R0139-3 (see attachment).

Condition No. 50 of former Resolution No. 05-R0139-3 states the following:
All streets shall provide a minimum of 10 feet parkway between the face of curb
and the right-of-way line. Sidewalk improvements shall comply with ADA
requirements.

The applicant is proposing that the former Condition No. 50 would be modified as follows:
All streets shall provide a minimum of 10 feet parkway between the face of curb

and the right-of-way line with the exception of Horne Street which will provide 8
feet of parkway. Sidewalk improvements shall comply with ADA requirements.

Condition No. 82 states the following:

The project shall dedicate 8 feet of right-of-way along the project frontage on Horne
Street.

The applicant is proposing that the former Condition No. 82 be eliminated due to the fact
that all street improvements can be made within the existing right-of-way, therefore,
additional street dedication is not required.

Condition No. 84 states the following:

The existing traffic signal on Mission Avenue at Horne Street shall be upgraded to
eliminate the north/south split phasing in order to accommodate eight-phase signal
operations. This shall include widening of Horne Street south of Mission Avenue to
50 feet of pavement, the re-striping of Horne Street on both approaches, and an
upgrade to the traffic signal equipment. These improvements shall be completed
to the satisfaction of the Transportation Manager.

The applicant is proposing that the former Condition No. 84 be modified as follows:

That portion of Horne Street located south of Mission Avenue shall be widened to
50 feet of pavement, the re-striping of Horne Street on both approaches, and an
upgrade to the traffic signal equipment. These improvements shall be completed
to the satisfaction of the Transportation Manager.

The applicant is also requesting revisions to the site plan/tentative map to the previously
approved Tentative Map. The reason for the changes was that during the final mapping
process, the project boundary lengths were reduced both in north/south and east/west
direction for consistency with the approved conditions. This has resulted in the overall
subject site to be reduced by approximately 10 square feet which reduced the number of
condominium units by one from 66 to 65 units; however, the live-work units have been
increased by one from 51 to 52 units. The exterior elevations and architectural features
are identical to those as approved by the Community Development Commission, however,
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the overall lengths of the building has been revised. This reduction in building square
footage has reduced the residential condominium unit's square footage by an average of
38 square feet. In addition, the commercial live/work square footages have also been
reduced by an average of 21 square feet. The parking has been reduced by one parking
space from 356 to 355 parking spaces; however, the project is only required to provide
330 parking spaces.

Environmental Determination: A Certificate of Exemption has been prepared for the
project. Under the provisions of the California Environmental Quality Act, the Community
Development Commission will consider the exemption during its hearing on the project.

ANALYSIS

Under state law and local regulations there are 3 major issues that must be considered
in deciding whether or not to grant a time extension:

1. The project has been conditioned for payment of all applicable impact fees, and
therefore, will be paying its fair-share toward needed public services.

2. There have been no changes in City policy, nor have there been neither any
substantial changes affecting the surrounding area since the original approval,
and therefore, this time extension will not adversely affect the City’s General Plan
nor any existing applicable City policy.

3. The applicant has made a diligent good faith effort to record the final map within the
time period originally approved.

There have been no changes in City policy, however, on May 3, 2006; the City Council
approved an increase in the City's Development Impact Fees. The attached resolution
reflects the current fee rate. The applicant is close to recordation of the Map and is
currently processing the final documents.

Staff believes the requests for modifications to the noted conditions are warranted in that 8
feet of parkway is adequate for Horne Street, there is no need for additional street
dedication on Horne Street because all of the needed street improvements can be made
with the existing right of way and the traffic signal located on Mission and Horne Streets
does not warrant modification. The proposed changes to the site plan and elevations are
minor and do not affect the overall quality of design and/or operations of the building.

COMMISSION OR COMMITTEE REPORTS

The Redevelopment Advisory Committee (RAC) reviewed the project at its January 10,
2007, meeting and recommended approval.

FISCAL IMPACT

The proposed tax increment generated from this project is $700,000 per year.
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CITY ATTORNEY'S ANALYSIS

Pursuant to Oceanside Zoning Ordinance Article 4102, the Commission is authorized to
hold a public hearing on this project’s applications. Consideration of the project should be
based on the evidence presented at the public hearing. After conducting the public
hearing, the Commission shall approve, conditionally approve, or disapprove the project.

RECOMMENDATION

Staff recommends that the Commission adopt the resolution approving a Time Extension
and a revision to Tentative Map (T-200-04), Development Plan (D-203-04), Conditional
Use Permits (C-202-04 & C-203-04) and Variation (V-205-04) for the construction of a
mixed-use development consisting of 65 residential condominiums, 52 live/work units and
26,280 square feet of retail/office space located south of Mission Avenue, west of Horne
Street, north of Seagaze [Xive and east of Clementine Street.

SUBMITTED BY:

*\_/ Peter A. Weiss

Interim Executive Director

Associate Planner

REVIEWED BY:

Michelle Skaggs Lawrence, Deputy City Manager e
Mike Blessing, Deputy City Manager

Kathy Baker, Redevelopment Manager

EXHIBITS/ATTACHMENTS

Resolution

Site Plan / Floor Plans / Elevations

Staff Report dated February 23, 2005
CDC Resolution No. 05-R0139-3
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A RESOLUTION NO. 07-

A RESOLUTION OF THE COMMUNITY DEVELOPMENT
COMMISSION OF THE CITY OF OCEANSIDE APPROVING
A TIME EXTENSION AND REVISION TO A TENTATIVE
MAP, DEVELOPMENT PLAN, CONDITIONAL USE PERMITS
AND VARIATION FOR THE CONSTRUCTION OF A MIXED
USE DEVELOPMENT CONSISTING OF 65 RESIDENTIAL
CONDOMINIUM UNITS, 52 LIVE-WORK UNITS AND 26,280
SQUARE FEET OF RETAIL/OFFICE SPACE LOCATED
SOUTH OF MISSION AVENUE, WEST OF HORNE STREET,
NORTH OF SEAGAZE DRIVE AND EAST OF CLEMENTINE
EE%EET — APPLICANT: PACIFIC CREST INVESTMENTS,

WHEREAS, on February 23, 2005, the Community Development Commission held a
duly noticed public hearing, and adopted Resolution No. 05-R0139-3 approving Tentative Map
(T-200-04), Development Plan (D-203-04), Conditional Use Permits (C-202-04 & C-203-04 )
and Variation (V-205-04) for the construction of a mixed-use development consisting of 66
residential condominium units, 51 live/work units and 26,280 square feet of retail/office space
located south of Mission Avenue, west of Horne Street, North of Seagaze Drive and east of
Clementine Street;

WHEREAS, on February 14, 2007, the Community Development Commission held its
duly noticed public hearing, considered an application for a time extension and a revision to
Tentative Map (T-200-04), Development Plan (D-203-04), Conditional Use Permits (C-202-04
& C-203-04 ) and Variation (V-205-04) for the construction of a mixed-use development
consisting of 65 residential condominium units, 52 live/work units and 26,280 square feet of
retail/office space located south of Mission Avenue, west of Horne Street, North of Seagaze
Drive and east of Clementine Street;

WHEREAS, the Redevelopment Advisory Committee (RAC) of the City of Oceanside
did, on January 10, 2007, review and recommend approval of a time extension and revision to
Tentative Map (T-200-04), Development Plan (D-203-04), Conditional Use Permits (C-202-04
& C-203-04 ) and Variation (V-205-04) for the construction of a mixed-use development
consisting of 65 residential condominium units, 52 live/work units and 26,280 square feet of
retail/office space located south of Mission Avenue, west of Horne Street, North of Seagaze

Drive and east of Clementine Street;
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WHEREAS, a Categorical Exemption was prepared by the Resource Officer of the City

of Oceanside for this application pursuant to the California Environmental Quality Act 1970 and

the State Guidelines implementing the Act. The project is considered an infill development and

will not have a detrimental effect on 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 Government Code §66020(d)(1), NOTICE IS HEREBY

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

as provided below:

Description

Parkland Dedication/Fee

Drainage Fee

Public Facility Fee

School Facilities Mitigation

Fee

Traffic Signal Fee

Thoroughfare Fee

Water System Buy-in Fees

Authority for Imposition

Ordinance No. 91-10
Resolution No. 05-R0628-1

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

Ordinance No. 91-34

Ordinance No. 87-19

Ordinance No. 83-01

Oceanside City Code
§37.56.1
Resolution No. 87-96

Current Estimate Fee or

Calculation Formula

$3,503 per unit

$2,843 per acre

$2,072 per unit

$2.63 per square foot

$15.71 per vehicle trip

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

Fee based on water meter
size. Residential is typically

$3,746 per unit;
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Description Authority for Imposition Current Estimate Fee or
pvescription

Calculation Formula

Ordinance No. 05-OR 0611-1

Wastewater System Buy-in Oceanside City Code § Based on meter size.
fees 29.11.1 Residential is typically
Resolution No. 87-97 $4,587 per unit;

Ordinance No. 05-OR 0610-1

San Diego County Water SDCWA Ordinance No. Based on meter size.
Authority Capacity Fees 2005-03 Residential is typically
$4,154 per unit

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

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

WHEREAS, the City expressly reserves the right to establish, modify or adjust any fee,
dedication, reservation or other exaction to the extent permitted and as authorized by law;

WHEREAS, pursuant to Government Code §66020(d)(1), NOTICE IS FURTHER
GIVEN that the 90-day period to protest the imposition of any fee, dedication, reservation, or
other exaction described in this resolution begins on the effective date of this resolution and any
such protest must be in a manner that complies with Section 66020; and

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

NOW, THEREFORE, the Community Development Commission of the City of
Oceanside does resolve as follows that studies and investigations made by the Community
Development Commission reveal the following facts:

FINDINGS:

For the Time Extension of the Tentative Map, Development Plan, Variation & Conditional

Use Permits:

1. The project has been conditioned for payment of all applicable impact fees, and therefore
will be paying its fair share toward needed public services.

2. There have been no changes in City policy, nor have there been any significant changes
affecting the surrounding area since the original approval, and therefore this time extension will
not adversely affect the City’s General Plan nor any existing applicable City policy.

3. The applicant has made a diligent good faith effort to record the final map within the time
period originally approved.

For the Revision to the Tentative Map:

1. The proposed subdivision creates parcels that are consistent with and exceed the
requirements of the Subdistrict 2 zoning designation by providing a lot that exceeds the minimum
lot size dimension as established by the development standards within Article 12. The subdivision
map is consistent with the General Plan of the City in that it meets the minimum development
standards established by Article 12 which is consistent with the Redevelopment Plan, Subdivision
Ordinance and Zoning Ordinance.

2. The proposed building on the site will conform to the topography of the site,
therefore making it suitable for residential development. The subject site is physically suitable to
allow for the development of 65 residential condominium units, 52 live-work units and 26,280

square feet of retail/office space.

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

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

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

For the Revision to the Development Plan and Conditional Use Permit for a Mixed-Use

Development:

1. The total number of dwelling units in the Mixed-Use Development Plan (MUDP)
does not exceed the maximum density permitted under the General Plan land use designation.
The MUDP project as proposed is consistent with the purposes of the City’s Zoning Ordinance
and the “D” Downtown District. The maximum dwelling units per acre as established by the
Redevelopment Plan, General Plan and Article 12 is 43 dwelling units per acre. The proposed
project density is 43 dwelling units per acre which is consistent with the referenced documents.

2. The development achieved under the MUDP will contribute to an enhanced and
superior urban environment in comparison to a development that might otherwise be realized
apart from the proposed MUDP. A MUDP combines several different land uses under one site
that provides a diversity of services that would not be realized by a single commercial and/or
residential use. In addition to the services provided by an MUDP, there is also the physical
commitment which provides a diversity of architectural design in order to house the different
land uses on one site. This can be accomplished in a variety of ways including common areas,
separation of uses, urban furniture, use of differing materials, fenestration, colors, parking,
ingress and egress to the subject site, architectural elements, signage and landscaping.
MUDP is an urban tool that brings a variety of economics, cultural and ethnic diversity, and
services on one site; MUDP have been utilized by every large city in the United States for
hundreds of years.

3. The MUDP is consistent with the adopted land use policies such as the
Redevelopment Plan, Article 12, General Plan and Subdivision Ordinance and the development
standard regulations for the Redevelopment Project Area. In 1990, the City Council revised

Article 12 of the Downtown “D” District to establish more flexibility within a MUDP. The
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Goal of the MUDP was to provide more economic diversity and vitality to the Downtown
Redevelopment Project Area. The proposed project, with its mix of commercial and residential
uses, brings that economic diversity and vitality as established by the land uses and
development standards Redevelopment Plan, Article 12, General Plan and Subdivision
Ordinance.

4. The MUDP will be adequately served by the necessary utilities and facilities.
The project connection to the existing utilities and facilities will not exceed the capacity of the
existing systems.

5. A traffic report was prepared in May 2004, which indicated that the proposed
additional traffic expected to be generated by the MUDP alone will not exceed the capacity of
the affected streets; however, the increase in traffic will result in traffic mitigation of the
affected streets. The traffic mitigation has been incorporated as engineering conditions of this
resolution.

6. A shadow analysis report was prepared in October 2004, which indicated that the
proposed project will not affect significant “shading” upon the adjacent properties in
comparison to the development shading that would otherwise be realized from a development
not containing a mixed-use component. The report made findings indicating that the proposed
project will cast a variable sun shadow depending on the time of the year. During the summer
months, the shadows cast by the proposed project affect the bank buildings to the west in the
morning.  The residential uses to the south of the project will be slightly affected in the
afternoons. During the winter months, the shadows cast by the proposed project will affect
commercial buildings to the north and a public high school to the east. The report concluded
that no dominating shadows will be cast over the neighborhood residential uses.

For the Revision of the Conditional Use Permit to Exceed the Building Height:

1. The proposed location of the use is in accord with the objectives of the Zoning
Ordinance and the purposes of the district in which the site is located. Mixed-Use Development
with a base district height of 65-feet is permitted within the Redevelopment Subdistrict 2 area and
heights up to 90-feet is permitted with a Conditional Use Permit.

2. The proposed location of the conditional use and the proposed conditions

under which it would be operated or maintained will be consistent with the General Plan,
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Redevelopment Plan, and Article 12 because in 1990, the City Council revised Article 12 of the

Downtown “D” District to establish more flexibility within a MUDP in order to provide more
economic diversity and vitality to the Downtown Redevelopment Project Area; 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 because the proposed project will provide economic diversity,
increase property values, provide valuable neighborhood services, secure the area and provide
jobs; and will not be detrimental to properties or improvements in the vicinity or to the general
welfare of the City in that the proposed project will provide jobs, offsite and onsite
improvements, infrastructure improvements, more security and increased property values. The
increased height from 65 to 90 feet is a difference of 25 feet to accommodate additional
dwelling space and overall architecture design concept, which would not be detrimental to
properties or improvements in the vicinity in that the proposed project increase property values,
provides infrastructure improvements, site improvements, more security, jobs, increased
diversity of building design, neighborhood services, and increased aesthetics by increasing the
landscaping of the subject site.

3. The proposed conditional use will comply with the provisions of the Zoning
Ordinance, including any specific conditional use in the district in which it would be located.
The Conditional Use Permit for an additional 25 feet in height beyond the 65 feet normally
allowed in Subdistrict 2, does not require additional specific conditions beyond those applicable
to the mixed-use development project.

For Revision to the Variation for Setback Reductions:

1. The application of certain regulations and development standards for street
corner side yard setbacks on Mission Avenue from 50 feet centerline to 40 feet and on Seagaze
Drive from 10 feet to 0 feet would result in unnecessary hardships against the proposed mixed-
use development project and would impact the project’s ability to provide the same level of
urban design qualities.  Article 12 of the Downtown “D” District states that the MUDP is
intended to provide flexibility in land use regulations and site development standards under
control of the Community Development Commission where flexibility will enhance the
potential for superior urban design. The applicant is requesting a reduction of the corner side

yard setbacks in order to provide a quality design. The proposed corner side yard setback
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reduction meets the site development standards as set forth within Section (KK) of Article 12
of the Downtown “D” District.

2. The urban and high density nature of the project design is consistent with the
Redevelopment zoning and land use goals affecting the project site. The reduction of corner
side yard setbacks is allowed under Article 12 of the Downtown “D” District which states that
the MUDP is intended to provide flexibility in land use regulations and site development
standards under control of the Community Development Commission where flexibility will
enhance the potential for superior urban design. The applicant is requesting a reduction of the
corner side yard setbacks ion order to provide a quality design.

3. Permitting the Variation will not be materially detrimental to the public welfare
or injurious to other properties or improvements within the Subdistrict 2 zone. The proposed
project, with its mix of commercial and residential uses, brings economic diversity and vitality
to the project area. Specifically, the proposed project 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 because the proposed project will provide economic diversity, increase property
values, provide valuable neighborhood services, secure the area and provide jobs; and will not
be detrimental to properties or improvements in the vicinity or to the general welfare of the City
in that the proposed project will provide jobs, offsite and onsite improvements, infrastructure
improvements, more security and increased property values.

4. Permitting the Variation will not be contrary to the objectives and goals of the
Redevelopment Plan, Article 12 and General Plan. The proposed corner side yards setback
reduction meets the site development standards as stipulated within Section (KK) of Article 12
of the Downtown “D” District. In addition, the proposed project will not be detrimental to the
public health, safety, welfare of persons residing or working in or adjacent to the neighborhood
of such use because the proposed project will provide economic diversity, increase property
values, provide valuable neighborhood services, secure the area and provide jobs; and will not
be detrimental to properties or improvements in the vicinity or to the general welfare of the City
in that the proposed project will provide jobs, offsite and onsite improvements, infrastructure

improvements, more security and increased property values.
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That revision and time extension to Tentative Map (T-200-04), Development Plan (D-
203-04), Conditional Use Permits (C-202-04 & C-203-04) and Variation (V-205-04) is hereby

approved subject to the following conditions:

CONDITIONS OF APPROVAL:

Engineering:
1.

(98}

Planning:
4.

Condition No. 50 of Community Development Commission Resolution No. 05-
R0139-3 as attached in Exhibit “B” shall be modified as follows:

All streets shall provide a minimum of 10 feet of parkway between the face of
curb and the right-of-way line with the exception of Horne Street which will
provide 8 feet of parkway. Sidewalk improvements shall comply with ADA
requirements.

Elimination of Condition No. 82 of Community Development Commission
Resolution No. 05-R0139-3.

Condition No. 84 of Community Development Commission Resolution No. 05-
R0139-3 as attached in Exhibit “B” shall be modified as follows:

That portion of Horne Street located south of Mission Avenue shall be widened
to 50 feet of pavement, the re-striping of Horne Street on both approaches, and to
provide phasing and signal indications for the efficient operation of the
intersection. These improvements shall be completed to the satisfaction of the

Public Works Director.

That, except as above, all of the conditions of Resolution No. 05-R0139-3
adopted on February 23, 2005 continue to apply. Condition No. 94 is amended to
change the expiration date to February 23, 2009.

This revision to Tentative Map (T-200-04), Development Plan (D-203-04),
Conditional Use Permits (C-202-04 & C-203-04) and Variation (V-205-04) shall
expire on February 23, 2009, unless implemented as required by the Zoning
Ordinance.

The applicant, permittee or any successor-in-interest shall defend, indemnify and
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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 revision to
Tentative Map (T-200-04), Development Plan (D-203-04), Conditional Use
Permit (C-202-04 & C-203-04) and Variation (V-205-04). 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.

7. A covenant or other recordable document approved by the City Attorney shall be
prepared by the applicant developer and recorded prior to the issuance of
building permits. The covenant shall provide that the property is subject to this
resolution, and shall generally list the conditions of approval.

8. 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, and other materials and
information submitted with this application, unless specifically waived by an
adopted condition of approval.
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9. The following unit type and floor plan mix, as approved by the Community

Development Commission, shall be indicated on plans submitted to the Building

Division and Planning Division for building permit:

Sq.Ft. # Bedrms

Plan 1 1,247
Plan 2 1,236
Plan 3 1,429
Plan 4 1,517
Plan 5 2,215

PASSED AND ADOPTED by the Oceanside Community Development Commission of

the City of Oceanside this ___day of

(S I NS NS I \O I (O

# Baths # Units %

2 17 27
2 30 46
2.5 6 9
2.5 6 9
3.5 6 9

2007 by the following vote:

AYES:

NAYS:
ABSENT:
ABSTAIN:
ATTEST:
Secretary
APPROVED AS TO FORM:
OFFICE OF THE CITY ATTORNEY
S
// s 1:7/ /

General Cou’,n;'é’l*

Chairman
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PROJECT DATA: SHEET SCHEDULE:
SITE ACREAGE: IBl4 ACRES  A-l COVER SHEET 1204
A-2 DEVELOPMENT SITE PLAN 22000
LAND USE DESIGNATION: L-l  LANDSCAPE CONCEPT PLAN 21
EXIBTING GEN. PLAN DESIGNATION: A-3  SUBTERRANEAN PARKING (LEVEL -2)
REDEVELOPMENT  A-4 CLEMENTINE STREET (LEVEL -1)
EXISTING ZONING: A-B  MISSION RETAIL LEVEL (LEVEL @)
D' DISTRICT, SUBDISTRICT 2 A-6 HORNE STREET (LEVEL 1)
EXISTING LAND UBE: A-7  THIRD FLOOR PLAN (LEVEL 2)
VACANT LAND AND RESIDENTIAL ~ A-8 LOFT FLOOR PLAN (LEVEL 25)
PROPOSED LAND USE: A-8  FOURTH FLOOR PLAN (LEVEL 3)
MIXED USE-COMMERCIAL AND RESIDENTIAL ~ A-10 FIFTH FLOOR PLAN (LEVEL 4)
A-ll $IXTH FLOOR PLAN (LEVEL 5)
BUILDING COVERAGE: . 8I9% /52/40 8F.  A-2 TYPICAL CONDOMINILIM UNIT PLANS
. A-13 ROOF PLAN
LANDSCAPE AREA: 1B1%  A-l4 NORTH EXTERIOR ELEVATION
A-15 EAST EXTERIOR ELEVATION
APPROX. BUILDING GROS6 8GUARE FOOTAGES: A-16 BOUTH EXTERIOR ELEVATION
(MINUS DOUBLE HEIGHT SPACES, VOIDS, AND STAIR,  A-N WEST EXTERIOR ELEVATION
ELEVATOR AND PARKING RAMP SHAFTS) A-18 BUILDING BECTION A
A-B BUILDING SECTION B
SUBTERRANEAN PARKING: 58215 6F.  A-20 BUILDING 8ECTION C
CLEMENTINE 8TREET, 53202 SF.
MIBBION RETAIL LEVEL: 45212 F.
HORNE S8TREET: 39666 SF.
THIRD FLOOR:(INCLUDES PODIUM SQFT.) 56,38 SF.
LOFT LEVEL: 28218 BF.
FOURTH FLOOR: 40775 8F.
FIFTH FLOOR: 421715 eF.
SIXTH FLOOR: 40115 SF.
“TotaL ~aR765 BF.

" LOCATION MAP:

APPROX. USE SQUARE FOOTAGES: CITY OF OCEANSIDE

PARKING: 1387141 SF.

WORK LOFTS: 80,11l 6F. LOCATION OF
n_ﬂoﬂ.___mrn "™ »MMMW wwﬂ PROJECT SITE
RESIDENTIAL: 122325 oF.

PARKING:

REQUIRED:

COMMERCIAL RETAIL: (206715250) 83 STALLS
3

WORKALIVE LOFTS, (52:2.0) 104 BTALLS
RESIDENTIAL (65x275) 141 STALLS
TOTAL REGUIRED: 33 STALLS
PROPOBED: 355 BTALLS
APPROX. OPEN SPACE SQUARE FOOTAGE:
PODIUM (LEVEL 2 COMMON AREA) 147149 oF,
COMMON ROCF DECKS 6340 SF.
PROPOBED DENSITY: 43 DU/AC.
nﬂ]aovm w.n.im_m. FOOTAGE OF 2442 curr. A.P.N.
(SEE BASEMENT PLAN FOR LOCATIONS) 41-126-456122

AVERAGE DALY autoromiLe TRirs: 1120 apt. PROJECT ADDRESS:

30! MISSION AVENUE
OCEANSIDE, CA 22254

DESCRIPTION OF WORK: APPLICATIONS REQUIRED:

THE BELVEDERE IS AN URBAN-SCALE MIXED ZONING AMENDMENT - -
UBE RESIDENTIAL, COMMERCIAL WORK/L IVE TENTATIVE MAP Nﬂ.w%.n
LOFT PROJECT WITH RETAIL BPACE ON THE DEVELOFMENT PLAN

. D-203-04
STREET LEVEL. THE PROJECT WILL CONSIST CONDITIONAL USE PERMITS  C-202-04, C-203-04
ﬂ ﬂ OF 65 LUXURT CONDOMINIUMS AND 52 VARIATION Vv-205-04
WORK/LIVE LOFT8 ON THE BLOCK BOUNDED
BY CLEMENTINE, MIBSION, SEAGAZE AND
n - HORNE IN THE 'D' DOUNTOUN DISTRICT OF THE Oizmm-

REDEVELOPMENT AREA.
PACIFIC CREST INVESTMENTS, LLC.
1642 TIBURON BLVD.

901 MISSION AVENUE -
: 3528 SEA RIDGE ROAD

OCEANSIDE, CALIFORNIA 22054

THE BELVEDERE - 901 MISSION

PHONE: (160) 439-22%0 >’°:—qmo.—-
OCEANSIDE, CALIFORNIA STRUCTURAL: o
oo SR S e
Los .bsﬁm_rmmw CALFORNIA 2005 FAX: (T62) 433-2810 \
A MIXED USE PROJECT S 4\

: o
=

ELECTRICAL: PLUMBING: MECHANICAL: CIVIL ENGINEER: SOILS: TRAFFIC: gk SBIERE aes
BECHARD 1 ASSOCIATES BECHARD ¢ ASBOCIATES BECHARD ¢ ABSOCIATES RICK ENGINEERING GEOCON INCORPORATED LINECOTT L AW ¢ GREENSPAN ENGINEERS 25
ALAN WILEON ALAN UILEON ALAN WILSON 8620 FRIARS ROAD 660 FLANDERS DRIVE DOUG TALBOTT
106710 TREENA STREET, SUITE 208 10610 TREENA STREET, SUITE 208 10610 TREENA STREET, SUITE 208  8AN DIEGO, CALFORNIA 87110 84N DIEGO, CALFORNIA 22121-2274 1565 UOTEL CIRCLE SOUTH, BUITE 310 >.I
AN DIEGO, CALFORNIA 22131 84N DIEGO, CALFORNIA 82131 84N DIEGO, CALFORNIA 22131 KELLY WLEON PHONE: (858) 358-6300 SAN DIEGO, CALFORNIA 23108 ¢
FHONE: (888) 518-8861 FHONE. (888) B18-8861 PHONE, (888) 518-8861 PHONE: (619) 291-0107 FAX,  (28)588.089 PHONE! (61%) 729-3090 ] ) oral
FAX:  (238)518-886% FAX:  (688)876-886% FAX:  (838)578-8665 FAX:  (61) 2914165 FAX:  (612)295.1041 H] P
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USE:
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EXIBTING CAROB
EXIBTING MEXICAN FAN EXISTNG CAROB DECORATIVE

ALM OCATED. TREE TO BE PLANTER (TYP) TREE TO BE
AL TO BE FEL y \I.ﬂ:os-o SEE DETAL ALl 1

__ BSSION AVENUE

EXISTING MEXICAN.

REPLACED WITH A |
WASHINGTONIA PALM

WORNE STREET &

2'-@’ WDE
GRASS SUALE
| PER civiL

SEAQAZE DRIVE

PRECAST CONCRETE -

PLANTER

| WALL CAP AND

APRON
DECORATIVE PLANTER (TYP.)
SEE DETAL AAL-l

CLEMENTINE STREET OVERHEAD TRELLIS -

PRELIMINARY LANDSCAPE CONCEPT PLAN %

BCALE ; I' » 202"

PRECAST CONCRETE -] \M ,.m\%.,,m\ m.

MASONRY VENEER -
TO MATCH BUILDING

e 4-2° ¥

]

TYPICAL DECORATIVE
LANDSCAPE POT DETAIL

BCALE + 12' = V-2"

CONCEPTUAL PLANT LIST
TREES
Acer paimatun - Japanese Maple, 15 gallon

Archontophoenix cunninghamiana - King Palm, 8' ETH
Cassia lsptophylia - Gold Msdiallion Tras, 15 galion
Erlobolrys deflexa - Broaze Loquat, 1 gallon
Feijoa ssliouiana - Pineapple Guava, '5 galion

$yagrus romazoffianm - Quesn Paim. 8' BTH

SHRUBS

Abutlion hyorics - Chinsse Lantern, & mn:h:
Aucdoa japonica - Japansse Aucuva, 1 galion
Agapanthus - Lily-of-the-Nils, | galion

Alyogyne tuegelil - Blua Hiblscus, | galion
Calllancka hasmatocephala - Pirk Poudler Puff, &

llon
M_h!t» ‘Doris Hibberson' - Doris Hibberson
Raockross, | galton
Distes vageta - Forwight Lily, | gatlon
Escallonla Fraclesil' - Fracies Escallonia, 5 gailon
Nandina dlomestica - Heavenly Bamboo, 5 gallon
Peannisstun sstaceun Rubrun' - Red Fountain Grass,
jallon
Ix rosbalient - Pygmy Date Palm, 15 galion
g_ ium tenax ™Maori ' - Maorf Quesn Flax, B
alion
ulbaghia violaceae - Socisty Garlic, | galion
Zantedeschia asthiopica - Calla Lily | gallon
GROUND COVERS
Arvual Color, Tners
Dichondra micrantha - Dichoncira, flats
Feostuca ovina glauca - Blus Fescus, flats
Laursntia fluviatills -~ Biue Star Creeper, flats
Myoporun parvifoliun - Myoporum, flats
Pelargonium psitatum - lvy Geranium, flate
Trachalospermun jasminoides - Star Jasmine, flats
VINES
Cljtostona calletegioides - Violet Trumpet Vine, 5
Vw_ah? staked <9
Tetictis buccinatoria - Blood Reci Trumpet Vine, 5
gélion, stakect

gatlon, :m.ﬁL\

GRABBES (TREATMENT BIMP SWALES)
Tall Fescua

- Carolina Je 5

IRRIGATION NOTE®
An automatic Irrigation system shall bs Installed on
each indlividual to provide coveraga for all
Pplanting areas shown on ths plan. Low precipitation
squipment shall provide sufficiant water for plant
outh with a minimum of water loss gue to run-off.
|l rigation improvaments ehall b Installsdt as per
.ﬂ“ provisions of the City of Oceansids Guidslines
and Sp for L pe Devel
(1285, revisad 193, Chty of Ocesneids Zoning
Orclinanca saction 3013, ancl the Water Conservation
Ordlinance 23l-15.

_..._.ozvS_m.:o._mi..sw.e_.w-ii_n._;s_.
bury all Wbing and stakes.

If static water pressurs Is 82 P9l or greater, &
[pressure regulator shall be installed.

PLANTING NOTES

Tha selection of plant matsrial Is basad on cultural,
Aassthatic, ancl maintenance consiclerations. All
planting arsas shall be prepared with soll
conditionars, fertilizare, ancdl ate
supplements basect upon soil samples taken from the
site. Al landscaping ulll mest the requirements of

the City of Oceansicls Guidslines andl

- for L pe D: (1285,
revised Ra1)

All plantsd areas are 1o be ouner mainainad unless
otherviee noted.

TUE Dl VENREDE - and MIccCINnN
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49 PARKING 8TALLS (INCLUDES 4 HANDICAP STALLS)
18269 SQFT. PARKING

522! SQFT. COMMERCIAL LEASE SPACE

3,348 SQFT. WORK/LIVE LOFT

LEVEL 1

SEAGAZE DRIVE

5
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LOCATION KEY .

THE BELVEDERE - 901 MISSION

'uone eT.
T

CLEMENTINE ST.

LEGEND:

GARAGE

RETAIL

WORK/LIVE LOFT

O B @

COMMERCIAL

REDEVELOPMENT

SUBMITTAL FOR

EXT. APPLICATION



21912

@ 2
\&-29) \4-2/
291-8"
-2 . | 2168 5.2
m 262" . 30'-0' 2 & 36'-0" @ 328" @ 360" 26'-0 % ®
”a. w o &-o 8- &'
e -:;l_ ............... womet svaegy || ] . B
o . |
hsd 1 e B3 I
N |
! ! g B |
=]
I |
" p Ly ——— __
. , |
© S Akrers? |
J w PO NP1 g
AR I
§ |W._ E@« [ o _ml
ol = g _ o
2 _A
2 &
] @ )
Y M— —S
Or—— t !
; _ |
Or— _
. |
o— |
L

&
He;
-9
x AN
r

. 0"

(14) TYPE F 1297 8QFT.
(14) TYFE G 1213 8QFT.
) TYPEH 1305 BQFT.
) TYPE | 1293 8QFT.
@) TYPEJ 122 SQFT.
(2) TYPEK 1123 8QFT.
) TYPE L 1383 6QFT.
2) TYPEM 1102 8QFT.
2) TYPEN 122! 8GFT.
(2) TYFE O 1233 SQFT,
2) TYPEP 225 SQFT.
COMMON AREA 14370 SGFT.
(PODIM ONLY)
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CONDOMINIUMS (21 UNITS]

() TYPE A 12471 8QFT.
(10)TYFE B 1236 BQFT.
2) TYPEC 22 SQFT.
) TYPED 1422 8QFT.
() TYFE E 121 8QFT.
WORK / LIVE LOFTS (1 UNIT]
MTYPE @ 1247 8QFT.

LEVEL 3 %
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me

LOCATION KEY .

THE BELVEDERE - 901 MISSION
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REDEVELOPMENT
SUBMITTAL FOR
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CONDOMINIUMS (22 UNITS)

(&) TYPE A 1247 8QFT.

CLEMENTINE m.ﬂw_m_mdy

(2) TYPE B 1236 8QFT.
) TYPEC 228 SQFT.
(2) TYPED 1429 8QFT.

(2) TYFE E 1501 8QFT.
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CONDOMINIUMS [22 UNITS)

(6) TYPE A 12471 8QFT.
(12) TYFE B 1236 8QFT.
) TYPEC 225 SQFT.
(2) TYPED 1429 SQFT.
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= f f e f UNIT TYPE TOTAL Biase

21
UNIT A:  FOURTH FLOOR

w8 o P R T N e , o
um = 3 - SIXTH FLOOR
) R TOTAL:
i 1 UNIT B:  FOURTH FLOOR

FIFTH FLOOR
HH T SIXTH FLOOR
HHHHHE 16TAL:

UNIT C:  FOURTH FLOOR
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UNIT E:  FOURTH FLOOR
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ROCF DECKING
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REDEVELOPMENT
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SPRAY ON SMOOTH FINISH.
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STAFF REPORT CITY OF OCEANSIDE
DATE: February 23, 2005

TO: Chairman and Members of the Community Development Commission
FROM: Planning Department

SUBJECT: INTRODUCTION OF AN ORDINANCE FOR ZONE AMENDMENT (ZA-200-
04) APPROVING A ZONING TEXT AMENDMENT TO THE DOWNTOWN “D”
DISTRICT REGULATIONS AND ADOPTION OF A RESOLUTION
APPROVING A TENTATIVE MAP (T-200-04), DEVELOPMENT PLAN (D-203-
04), CONDITIONAL USE PERMITS (C-202-04, C-203-04) AND VARIATION
(V-205-04) FOR A MIXED-USE DEVELOPMENT CONSISTING OF 66
RESIDENTIAL UNITS, 51 LIVE-WORK UNITS AND 26,280 SQUARE FEET
OF COMMERCIAL/RETAIL/ OFFICE USE FLOOR AREA LOCATED SOUTH
OF MISSION AVENUE, WEST OF HORNE STREET, NORTH OF SEAGAZE
DRIVE AND EAST OF CLEMENTINE STREET - THE BELVEDERE -
APPLICANT: PACIFIC CREST INVESTMENTS, LLC

SYNOPSIS

The item under consideration is a Zoning Text Amendment to the “D” Downtown District to
allow three changes to regulation and purposes of Subdistrict 2. The first is to allow
residential uses, the second is to allow food and beverage sales with a Conditional Use
Permit and the third is to allow heights of buildings to be a maximum of 90 feet with a
Conditional Use Permit.

Accompanying this amendment are a Tentative Map, Development Plan, Conditional Use
Permits and Variation for a mixed-use development on a 1.5-acre site located south of
Mission Avenue, west of Horne Street, north of Seagaze Drive and east of Clementine
Street. Staff is recommending that the Community Development Commission introduce
the ordinance and adopt the attached resolution approving the project.

BACKGROUND

Site Review: The project site is 1.5 acres in size and encompasses a full City block. The
property slopes towards the west with a current elevation at Horne Street of approximately
116 feet and at Clementine Street, approximately 100 feet. The existing alley bisects the
property and will be conditioned to be vacated as part of the approval process. The site is
largely vacant with two older single-family homes and a multi-family building currently on the
site.
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Surrounding land uses consist of an institutional use (Oceanside High School) and a
shopping center to the east, commercial businesses and professional offices to the north,
professional uses to the west, and single-unit and multiple-unit residences to the south.

Land Use and Zoning: Subdistrict 2 of the “D” Downtown District consists of 8 City blocks
bounded by Horne Street to the east, Seagaze Drive to the south, Pier View to the north
and Freeman Street to the west. The Zoning Text Amendment proposal would affect all
property contained within Subdistrict 2. ‘

The project site is located within Subdistrict 2 of the "D" Downtown District. The current
definition of Subdistrict 2 is to “provide sites for a financial center, supported by
professional offices.”

“Mixed-use” projects are also permitted within the subdistrict with a Mixed-Use Development
Plan (MUDP) and a Conditional Use Permit (CUP). The purpose of the MUDP is to provide
flexibility in the application of development standards "...where flexibility will enhance the -
potential for superior urban design." Accordingly, an approved MUDP will establish the
development criteria for the approved mixed-use project. However, an approved MUDP may
not exceed the zoning height limitations and any parking reduction may not exceed 10
percent of the zoning criteria.

Project Description: The applicant is proposing a two-component project. The first
component involves a Zoning Ordinance Text Amendment to the “D” Downtown District,
Subdistrict 2, to allow residential uses as part of a “Mixed-Use” project with a Conditional Use
Permit. At the present time, Subdistrict 2, with a focus on a potential financial center and
supporting office uses, does not allow residential uses. Subdistrict 2 also has a height
limitation for buildings of 65 feet for mixed-use development. The Zoning Ordinance Text
Amendment request is consideration of adding the potential of attaining 90 feet with a
Conditional Use Permit. Finally, the Zoning Ordinance Text Amendment would allow food
and beverage that encompasses a grocery store-type use, with a Conditional Use Permit.

The second component is the mixed-use project outlined as follows: a Tentative Map and
Development Plan for the 1.5-acre parcel is planned for a 6-story “mixed-use” project.

“Mixed-Use”/Conditional Use Permit Component: The “mixed-use” project is designed with

condominium units over live/work units and ground floor retail/commercial space. There

are a total of 66 condominium units, 51live/work units proposed, as well as 26,280 square

feet of retail/lcommercial space. Of the 26,280 square feet, the primary retail space will be

along Mission Avenue consisting of 16,472 square feet. Approximately 9,808 square feet

of retail/ commercial space will be provided along Clementine Street. Parking for these uses
- will be provided within the subterranean garage.

The main entrance is located approximately mid-block along Horne Street. The entry points
along Horne Street will provide automobile access to the commercial loft and residential
uses and two floors of commercial parking. There is also a pedestrian access and a porte-
" corchere architectural feature. There will be separate south and north lobby areas with
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elevators.

The northerly side of the building with the primary retail space is intended to present an
upscale, metropolitan fagade along Mission Avenue as it slopes down to the adjacent,

- central commercial business district. The main retail commercial entry is located mid—block

- and will provide access for the 16,472 square feet of space with a 19-foot-high ceiling. This
space can be utilized by one or more tenants and will eventually become a commercial
condominium. One of the potential users could be a food and beverage (or grocery-type
- use), which is one of the aspects of the Zoning Ordinance Text Amendment request.

Above this retail space and the Horne Lobby is a full floor of approximately 46 commercial
work/live loft units. Separate lobby and elevator access will be provided from Horne Street.
These units will have an interior ceiling height of 17 feet with approximately 700 square feet
on their main floors, and a second level loft of approximately 350 additional square feet.
Each will have a distinctive 17-foot-tall arched window at the street designed to be
reminiscent of the California Missions. Each will have two assigned parking spaces. The
units will be offered for sale to art and craft-oriented users and appropriate small business
users who in varying cases may choose to exclusively do permitted commercial work on
site or work and reside on the premises.

Adjacent to these work/live loft units will be a large open-air podium floor. There will be a
pool in its center, and support facilities in and around it. Additionally, there will be
landscaping, restroom facilities, a beautiful trellis system, and secondary elevator access to
Clementine Street, the lower parking facilities, and all of downtown and the beach.

Above the commercial work/live condominiums will be three floors of residential
condominium units accessed via private lobbies and elevators. They range in size from
1270 to 2295 square feet and offer a range from two bedrooms and two and a half baths to
three bedrooms and three and a half baths. Each unit will include a balcony and two
parking spaces.

Since the site slopes downhill from Horne to Clementine, the proposed building becomes
approximately 90 feet tall in places when measured from its lower elevation at Clementine
Street.

The retail commercial spaces are provided to complement the frontage along Clementine
and potentially neighborhood-oriented business uses. Seagaze Street will have two small
loft units at the building corners providing additional street activity.

There will be several entry points for commercial and residential parking along Clementine
Street, as well as trash facilities and loading zones. There will be one full floor of
underground parking, and because of the sloping nature of the site, the floor directly above
is also considered underground. There will be a partial, mezzanine-type floor above the
Clementine Street facilities, which will have building management and other offices,
storage, and utility spaces.



As viewed from Clementine and Mission, the building has a pronounced “step-back” above
the third floor at the middle of the building. This large opening is intended to greatly reduce
the mass on this tallest side of the building, while providing a large open space to serve the
occupants of the upper portions of the building. When looking down from the sky, one
would be able to see that the upper portion of the project is designed in the shape of a
large “U” with the open end facing Clementine Street, downtown and the ocean.

The architecture consists of a mix of modern design elements, split-level floor plans and a
variety of ceiling heights to create a pleasing, pedestrian-friendly new building. The exterior
of the building presents an interesting and attractive mix of soft-colored stucco/stone
finishes, varied window and balcony shapes and sizes, and columns, railings, arches,
recesses and decks, etc. The building has been designed with an eye toward attractive
articulation on all exterior surfaces.

The overall project density is 43 dwelling units per acre for the condominium component.
The condominium portion of the project occupies the top 3 of the 6-story building. Outlined
below is the residential unit breakdown:

Plan Type Sq.Ft. Bedrms. Baths Units
Plan A 1,270 2 2 18
Plan B 1,281 2 2 30
Plan C 2,295 3 3.5 6
Plan D 1,436 2 25 6
Plan E 1,553 2 2 6

Total 66

Conditional Use Permit for commercial work/live loft units: The Belvedere proposes 51
commercial work/live loft units dispersed on the first, second and third floors to enhance
the diversity of units and occupants as well as add to the street life in the area. The sizes
range from 1,194 square feet to 2,692 square feet. Two of the units will have actual street
frontage to enhance the urban design of the project. Each of the work/live loft units may
have a cooking facility and bathroom, as well as combined work/live space.

There will be a building directory in each of the building’s lobbies indicating the type of
business and the tenant of each of the work/live loft units.

The Zoning Ordinance already recognizes the appropriateness of work/live lofts in
Oceanside with a section in the Zoning Ordinance (3035 describing these uses). Although
the section was originally written for the conversion of existing commercial buildings, this
project will take it a step further within a new building under the provisions of the Mixed-Use
Development Plan process described above.



The existing regulations were written for “artists, artisans, including individuals practicing
one of the fine arts or performing arts, or skilled in applied arts or crafts.” The definition
states that these areas “include cooking space and sanitary facilities and working space for
artists, artisans and similarly situated individuals, or custom industry business as defined in
Zoning Ordinance Section 460. (Section 460 defines Industry, Custom as “Establishments
primarily engaged in on-site production of goods by hand manufacturing involving the use
of hand tools and small-scale equipment. This use may include affiliated office and support
facilities and limited showroom and a retail sales area when clearly secondary and
associated with the primary business.”)

The loft units will be used to generate economic activity. The applicants are requesting the
opportunity to expand the use of the word “artisan” to allow 21st century “workmanlike” and
“skilled” occupations such as engineers, consultants, computer specialists, or interior
designers in addition to the more traditional hand manufacturing uses. Consideration
should even be given to allowing a percentage of businesses that are more paperwork
oriented such as law, real estate, or financially related businesses as originally intended in
Subdistrict 2 of the Redevelopment Area.

The applicants propose to use the Management Plan in conjunction with the Business
License Review process to ensure the integrity of the Work/Live loft unit activities by:

¢ Requiring a business license for each unit to be issued and then annually updated.

e Developing a process for an annual evaluation and review with the Oceanside
Business License Office of the type of business to be allowed in the building as
economic and technological changes occur.

o Keeping an ongoing list available for the City’s review of businesses in the building.

The owners of The Belvedere will record with the covenants of the project various
guidelines and restrictions for the work/live loft spaces including several sections of the
Zoning Ordinance Section 3035 that will apply to this type of project such as:

e Having a limited number of employees in these businesses.

e Not allowing classroom instruction, welding or any open flame work. (The rules
however may allow one or two students, apprentices, secretaries, associates or
consultants to be present in the business.)

e Not allowing wholesale sales of stock in trade except for occasional sales of
paintings, sculptures, graphic illustrations, photographs, architectural drawings and
models, and similar creations.

The work/live loft units will have minimal interior improvements to allow the greatest
possible flexibility to the tenants. These unimproved interiors will have high ceilings in
portions of the units and second-story spaces constructed with the project as part of the
integrity of the structure. There will be stub-outs for electricity and plumbing; however, the
potential purchasers of the units will be allowed to choose sizes and otherwise configure
the working and living space to be best designed for each unique business and living
situation.



Conditional Use Permit/Building Height Component: The overall height of the building
varies and has been designed as a stepped structure due to the slight grade in the site.
The building height varies from 74.3 feet at Horne Street to 90 feet at Clementine Street
with rooftop stair and mechanical equipment architectural elements extending to 8 feet.

Listed below is a comparison chart summarizing the required development criteria with the

proposed project:

Minimum Requirement/ Proposed
Maximum Limitation
SETBACKS
Front Horne St. 5 feet 6
Cornerside Mission Ave | 50 feet centerline 40 feet centerline
Cornerside Seagaze 10 feet 0
Rear Clementine St. | 5 feet 6 feet
LANDSCAPING
Nonresidential 15% 21%
Residential 25% 25%
Useable Open Space —
Residential

Total area per unit

200 s.f. per unit

13,200 s.f. (total)

Private area per unit 48 s.f. per unit 147-195 s.i.
On-site Parking

Nonresidential 88 105

Residential 140 149

Live/Work 102 102

Total 330 356

Nonresidential Loading \
Space 1 3
Floor Area Ratio 4 (max) 4
BUILDING HEIGHT

Permissible Height 65 feet w/mixed use 90 feet

development (max)
Encroachment 10 feet (max) 8 feet

Variation: As a result of the “mixed-use” concept a Variation is being requested from the
required setback development regulations. This Variation is for the front, comer sideyard and
rearyard setback requirements.

ANALYSIS

Staff's review of the project centered on its consistency with the underlying development
requirements, the appropriateness of the Zoning Text Amendment components and Variation
requests, and the project's compatibility with surrounding land uses.
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Zoning Text Amendments: As mentioned, the project is situated within Subdistrict 2 of the
“D” Downtown District, which is intended to provide sites for a financial center, supported by
professional offices. However, over the years, the nature of financial centers and
professional offices have evolved and decentralized so that the traditional models of stand-
alone uses are becoming increasingly rare. Banks, for example, are frequently part of a
retail grocery store. Offices, too, can be found in many retail centers. A recent trend of
bringing residential uses back to traditional central business districts in a more glamorous
version of “living over the shop” has occurred. A segment of the population is opting to
either live and work in a single space or live above commercial spaces to be closer to
transportation, to enjoy cultural amenities and in Oceanside’s case, to enjoy the natural
beauty of the superb beach environment.

The subject site is an excellent location for a “mixed-use” project due to its adjacency to
Interstate 5, the Oceanside Transit Centers, and a variety of cultural and natural land uses.
“The residential component inclusive of the separate condominiums, as well as the live/work
units will further the redevelopment goals of increasing the residential population within the
downtown and self-employment opportunities. The retail component of the project will
‘contribute to the economic vitality of the downtown area. Therefore, the Zoning Text
Amendment to allow residential uses as part of a Mixed-Use Development is a logical
addition to Subdistrict 2 and appropriate to this proposed project.

Food and Beverage Sales. The proposed allowance of Food and Beverage Sales as part
of the Zoning Text Amendment does not include a current proposal for the project at this
time, but does allow the potential in the future. Food and Beverage Sales are defined as
“retail sales of food and beverages for off-site preparation and consumption. Typical uses
include groceries, liquor stores, or delicatessens and convenience markets. In evaluating the
appropriateness of adding Food and Beverage Sales as a potential use in Subdistrict 2 with a
Conditional Use Permit, staff feels that the Conditional Use Permit process would allow
sufficient analysis to warrant its inclusion as a permitted land use regulation.

Conditional Use Permit/Building Height Component. The issue of allowing building
heights up to 90 feet for a Mixed-Use Development project for Subdistrict 2 was a major
focus on the analysis of the Zoning Text Amendment request and for the proposed project
that would use the tool, if approved.

The basic height limitation for Subdistrict 2 for nonresidential development is 45 feet.
Subsection N (e) of the Zoning Ordinance allows a 65-foot maximum height limit for mixed-
use development. In considering the impact to the overall downtown skyline, the potential
to add an additional 25 feet to a development proposal with the Conditional Use Permit tool
allows analysis of additional height in relation to a specific site, staff believes that the
addition to the height to 90 feet with the additional 8 feet for stairs and mechanical
equipment is supportable.

Although the building would be higher than immediately surrounding structures, other tall
structures (some as high-as 4-5 stories) such as the Oceanside High School Science and
Technology Building, North County Transit's headquarters, the El Dorado Church of God



apartments, the approved Fairfield Inn timeshare project, and the renovation of 550

Seagaze into work/live lofts do exist in the surrounding area. The proposed height of the
structure would fit with the overall urban scheme for the downtown area.

Variation: Oceanside’s Zoning Ordinance states that the Mixed Use Development Plan
can be used to provide flexibility in land use regulations and site development standards
under control of the Community Development Commission “where flexibility will enhance
the potential for superior urban design in comparison with development under the
regulations as they exist if no development plan were approved.” These requested
variations for encroachment allow the superior urban design presented by The Belvedere.
Similar requests have been granted for other projects in the downtown area using a Mixed
Use Development Plan.

One of the challenges in creating an urban-scaled building in a neighborhood with a
traditional grid pattern is creating a neighborhood and pedestrian-oriented feel to the
building by providing a variety of welcoming and diverse features at a people-scale to the
community. Various setback variations for the encroachment of architectural features into
the setback, some planters that are more than 48 inches tall, and the construction of a
unique porte-corchere are proposed to create this interest at the street level for this project.
Staff believes the Variation is warranted for setbacks.

Environmental Issues: 4Design Architecture and Planning (2004) prepared an ambient
airflow and wind analysis for the proposed project. The prevailing coastal winds for
Southern California and the City of Oceanside are called westerlies and flow west to east
from the Pacific Ocean. Wind patterns vary depending on time of day and year. However,
the dominant wind pattern for the City is a cool offshore southwestern flow that ranges from
2 to 10 miles per hour.

A review of on- and off-shore wind pattern vectors was performed for the project site overan
approximate 72-hour period. The wind pattern within the project site is from the southwest
across the site with a reversal during Santa Ana conditions. The report concluded that the
proposed building will not block the wind from residential uses to the south, but it reduces the
wind speed as the westerlies curve around the corners of the project towards the residential
uses. During days when the Santa Ana winds come into effect, the building’s height will act
to block and prevent some hot air from reaching ground level. In essence, the proposed
project will have a minimal effect on wind patterns in the surrounding area. '

The applicant prepared a Daylight Shadows and Light Analysis (October 2004) to address
any potential shadow impacts to adjacent properties. The proposed structure has a height
of 74’-3” on the Horne or east elevation and a height of 90’-0” on the Clementine or west
elevation. The study concluded that the proposed structure would cast a variable sun
shadow depending on the time of the year. During the summer months, the shadows
would affect the bank buildings to the west in the mornings and some residential uses to
the south in the afternoon. The residential uses affected would be those directly on
Seagaze Drive just west of Horne Street for a short period in the late afternoon. During the
winter months, the proposed structure would only create shadows on the commercial



buildings to the north and public high school to the east. In conclusion, shadow impacts
would not be severe and would only affect some surrounding buildings during certain times
of the day and year. No significant aesthetic impacts have been identified for the proposed
project. : - -

The project site is predominantly vacant but contains some older buildings along Seagaze
Drive. Archaeos (2003) prepared Primary Records detailing the history and potential
historical significance of the structures.

The William M. and Lucille E. Culberson Apartments are located at 906 Seagaze Drive.
According to building records, the three apartment buildings associated with this portion of
the site were constructed in 1947. The buildings are not directly associated with any
known significant historic event or events. Historic persons are not associated with this
property and the design of the buildings is not distinctive and does not represent the work
of a master architect. Therefore, these buildings are not considered a significant resource
and demolition of these structures would not be a significant impact.

The Melville Goetz Residence is also located on the property at 902 Seagaze Drive. The
residence is a rectangular, approximately 2,000 square foot 1-1/2 story wood frame house.
The house is potentially eligible for listing in the local register, but is not eligible for the
California or National Registers of Historic Places. The property is not associated with a
significant historic event or events or directly associated with local historically important
persons. The record concluded while the structure is not eligible for listing, it is
recommended that measurements and drawings of this resource per the Historic American
Buildings Survey standard and photo documentation will be required prior to demolition of the
house and other buildings on-site.

According to data contained in the geotechnical report, the potentially fossil bearing
Terrace Deposits underlie portions of proposed project. Therefore, mass grading of the
site in these fossiliferous materials could result in potentially significant adverse impacts to
paleontological resources. Mitigation measures have been conditioned to reduce potential
paleontological resource impacts to below a level of significance.

The traffic report included analysis of the existing, existing + cumulative projects (other
proposed projects in the area), existing + project + cumulative project, Year 2020, and Year
2020 + project scenarios. The proposed project is calculated to generate 1,730 average
daily trips (ADT) with 78 inbound and 63 outbound trips during the AM peak hour, and 81
inbound and 75 outbound trips during the PM peak hour.

The analysis showed that with the addition of cumulative project traffic, all intersections are
calculated to operate at an acceptable LOS D or better with the exception of one movement
at the Mission Avenue/Clementine Street intersection, where the minor street left/through
movements are calculated to operate at LOS F during the PM Peak hour. All other
movements at that intersection are calculated to continue to operate at LOS A. All roadway
segments were calculated to operate at LOS C or better. The installation of a traffic signal at
Mission Avenue and Clementine Street will mitigate the intersection impact to an acceptable



level of service. The analysis also concluded that the project is required to contribute a fair
share to the future Traffic Impact Fee for the signalization of the Mission Avenue/Cleveland
Street intersection.

In addition, it is recommended that the project upgrade the Mission Avenue/Horne Street
intersection to eliminate the north/south split phasing and implement a full eight-second
phase signal. This will require the project to widen the south leg of Horne Street to 50-feet o
pavement curb-to-curb. -

Environmental Determination: A 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
Community Development Commission will consider the Negative Declaration during its
hearing on the project. '

COMMISSION OR COMMITTEE REPORT -

The Redevelopment Design Review Committee (RDRC) conducted reviews of the project at
its June 25, 2004, and July 9, 2004, meetings and recommends approval of the project.

The Redevelopment Advisory Committee (RAC) will review the staff report at its February 23,
2005, meeting. The Committee’s recommendations will be presented to the Commission at
its public hearing on the same day. '

FISCAL IMPACT

The proposed project will add approximately $700,000 of annual property tax increment to

the Redevelopment project area.

CITY ATTORNEY’S ANALYSIS

The Community Development Commission is required to hold a public hearing on the
proposed amendment to Article 12 of the City’s Zoning Ordinance. Consideration of the
amendment should be based on the evidence presented at the public hearing. The
proposed ordinance amendment has been reviewed by the City Attorney and approved as to
form.

Pursuant to Oceanside Zoning Ordinance Article 4102, the Commission is authorized to hold
a public hearing on this project’s applications. Consideration of the project should be based
on the evidence presented at the public hearing. After conducting the public hearing, the
Commission shall approve, conditionally approve, or disapprove the project. The resolution
has been reviewed and approved as to form by the City Attorney.
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RECOMMENDATION
Staff recommends that the Community Development Commission introduce and

subsequently adopt the ordinance as attached, and adopt the attached resolution approving
the project.

PREPARED BY: SUBMI

@\L il

Rita Baker Steven R. Jepsen
Senior Planner Executive Director

RB/vnm
REVIEWED BY:

Michelle Skaggs Lawrence, Assistant to the City Manager ,
Mike Blessing, Deputy City Manager -

Gerald S. Gilbert, Planning Director

EXHIBITS/ATTACHMENTS

Exhibit A — “D” District Text Amendment

Ordinance approving “D” District Text Amendments
Resolution :

Mitigated Negative Declaration
Project Plans and Exhibits
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VING WITH.

MISSION AVENUE o

EXISTING CAROB

TREE TO BE
RETIOVED.

uﬁﬁ_zn

_

OVERHEAD TRELLIS, 4
WIDE, WITH VINES.
TRAINED TO CLIMB
EACH POBT

SEAGAZE DRIVE

%

—EXISTING QUEEN
PALM TO BE
X REMOVED.

|

—EXISTING nbz‘»lh

ISLAND DATE PALM
10 BE REHOVED!

O

= = ~Dietes

CONCEPTUAL PLANT LIST

TREES
Acer paimatum - Japanass Mapls, 15 galion

Archontophoenix cuminghamlana - King Paim, 8' BTH
Cassla igprophylla - Gold Medailion Tras, 15 galion
Erlobouya daflexa - Bronze Loquat, I3 gallon
Faljoa sallowiana - Pinaappla Guava, 15 galion
o«-m:s. romazoitianm - Gueen Pain, &' BTH

SHRUBS

Abutlion hyorids - Chinssa Lantern, 5 galion

Aucuba Japonica - Japanase Aucuba, | gailon

Agapantrus - Lily-of-ths-Nile, | galion

Alyogyna husgelil - Blua Hiblscus, | gallon

Calllandrs haematocsphala - Pink Pouder Puff, 5
...gallon

lstus Dorle Hibbarsen' - Dorls Hibbarson
Rockro

o._
mo_.s_m:. r__m _mz_u._
Escalionia Fradasil' - Fradas Eecallonia, 5 gallon
Nandina domestica - Heavenly Banbao, 5 gallon
Pemisatun sstacaun ‘Rubrum’ - Rad Fountain Grass, |
allon

onix rosballenl - Pygmy Date Faim, 15 galien

FPromium tenax TMaorl Quaen' - Maorl Quaen Flax, 5

allon
%:.u-ms_- violacaae - Soclaty Garlic, | galion
Zantadeschia asthiopica - Calla Lily, | galion

GROUND COVERS

Arrual Color, liners

Dichondra micrantha - Dichondra, flate

Fastuca ovina glauca - Blua Fascus, flats

- Blus 8Lar Craspar, flats

lum - Myoporum, flats

um - lvy Garanium, flate
Trachalospamum Jasminoidas - 6tar Jasmina, flats

VINES

gallon, starkect
L Distictls buccinatorla - Blood Red Trumpet Ving, &
= o T gallon, etakad

aleomiun sempervirens - Caralina Jassamine, 5
galion, stakad

| B ATION NOTES

An automatic Irrigation eystem ehall bo Installed on
aach Individual lot to pravida covaraga for all

aquipment shall provida sufficient water for

ms..:: with & minimum of water loss dua Lo run-off.
il irrigation Improvements shall be installad as per

tha provisions of tha City of Oceanside Guidslinas

e e fge for L ply

(1385, revisad 1291), City of Ocesnsida Zoning
Ordinanca saction 3219, and tha Water Conservation
Ordinancs @2I1-15.

"In all crip Irrigation arass, 3* of bark mulch shall

Bury all twbing and stakas.

i o statlc water prassure 1s 80 P8I of gratar, 8

prasswa regulator shall ba Installed.

i
[
i

PLANTING NOTES

The salection of plant matarial ls basad on culiural,
and Al

planting areas shall bs prepared with soil

e, fartilizars, and appropriata
supplamants basad upon eoll samplas taken from the
sita. Al landscaping wili naet tha requirements of

i o T8 C1ty Of Ocadnsida Guidalinas and

ep: for L pe D F (1285,
ravisad [337).

All plantad araas are to ba owner maintained wilass
otherulss notad.
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CONSTRUCTION OUTLINE:

5004

°)

CONSTRICTION: CONSTRUCTION TO BE TYPE |
CONSTRUCTION WITH FIRE SPRINKLERS.

BASEMENT FLOOR, THE FLOOR GHALL HAVE A
CONCRETE 6LAB THAT 16 POURED IN PLACE.

QTHER FLOORS. THESE FLOORS SHALL BE A
STEEL DECK WITH CAST-IN-PLACE CONCRETE.

EXIERIOR WALLY; THE EXTERIOR WALLS 6HALL
BE 2x6 STEEL FRAMING WITH STUCCO FINISH
OVER EXPANDED METAL LATH OVER 6@ LB,
BUILDING PAPER AT THE EXTERIOR 8IDE AND
SMOOTH FINIBH GYPSUM BOARD AT THE INTERIOR
BIDE. THE INTERIOR BURFACE SHALL HAVE A
BPRAYT ON SMOOTH FINISH.

INTERIOR WALLS: THE INTERIOR NON-BEARING
WALLS SHALL BE 4 STEEL FRAMING UTH GYPSUM
BOARD COVERING AND A SPRAY ON SANDED
SMOOTH FINISH. KITCHEN, BATHS AND OTHER WET
~ AREAS BHALL HAVE WATER PROCF GTPSUM
S — BOARD.

=== . BOCE, ROCFING TO BE CLASS A BUILT-UP

T T — e — ROCFING.
BALCONIES S8HALL CONBIBT OF WEATHERPROOF

ppe— o — L
- B . D P R < G i a 0 B DECK BURFACE BY 'EXCEL-COATING' ICBO.
§ . i i 1 1 *4804 OR AN APPROVED m&b_u.
Q | LEVEL § § - i

K ] iR i I ! : CEWING: THE CEILINGS BHALL BE GYP8UM
- -8 ! { { _ N BOARD ATTACHED TO STEEL FRAMING WITH A
G,F e i iy e e e = T T T g ; EE T s . : BPRAY ON SANDED SMOOTH FINISH WET AREAS
FF - e NS 3 ISR : i
INBULATION, ALL 2x& FRAMED EXTERIOR WALLS

| s | LEVEL ﬁ f T = . TO RECEIVE FIBERGLAGS BATT INGULATION TO
i - S - ————t—— — T - : MEET TITLE 24 REGULATIONS. ALL INTERIOR
- , o . - o L S . ? 1 WALLS RECEIVE FIBERGLASS BATT INSULATION,

ROOF DECKS AND BALCONIER; DECKE AND

] \— SHALL HAVE WATER PROOCF GYPSUM BOARD.
i 4

% 16560

: ROORE: COTIERCIAL

: DOORS TO BE ALUMINGM WINDOW WALL 6TSTEM

: WATH 6OLID BRABS BUTTH EXTERIOR. OTHER
EXTERIOR DOORS TO BE 8OLID CORE METAL

% DOORS INTERIOR NON-RATED DOORS $HALL BE
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OCEANSIDE COMMUNITY DEVELOPMENT COMMISSION
RESOLUTION NO. 05-R0139-3

A RESOLUTION OF THE OCEANSIDE COMMUNITY
DEVELOPMENT COMMISSION APPROVING A TENTATIVE MAP
(T-200-04), DEVELOPMENT PLAN (D-203-04), CONDITIONAL USE
PERMITS (C-202-04, C-203-04) AND VARIATION (V-205-04) FOR A
MIXED-USE DEVELOPMENT LOCATED WEST OF HORNE STREET,
BETWEEN MISSION AVENUE AND SEAGAZE DRIVE AND EAST
OF CLEMENTINE STREET - PACIFIC CREST INVESTMENTS, LLC,
APPLICANT
WHEREAS, the Community Development Commission, at its duly noticed public hearing held on
February 23, 2005, considered an application for a Tentative Map, Development Plan, Conditional Use
Permits and Variation for a mixed-use development consisting of 26,280 square feet of retail/commercial
floor area, 51 commercial work/live lofts and 66 condominiums at a site located west of Horne Street,
between Mission Avenue and Seagaze Drive and east of Clementine Street; and
WHEREAS, the applicant is Pacific Crest Investments, 1LC; and
WHEREAS, there is hereby imposed on the subject development project certain fees, dedications,
reservations and other exactions pursuant to state law and city ordinance; and

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

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

Description Authority for Imposition Current Estimate Fee or
Calculation Formula

Parkland Dedication/Fee Ordinance No. 91-10 $2,200 per unit

Resolution No. R91-38
| Drainage Fee Ordinance No. 85-23 Zone 5 $1,705 per acre

Resolution No. 89-231

Public Facility Fee Ordinance No. 91-09 $.441 per square foot or $441
Resolution No. R91-39 per thousand square feet for

non-residential uses and
$1,301 per unit for residential

School Facilities Mitigation Fee Ordinance No. 91-34 $.34 per square foot non-
residential
Traffic Signal Fee Ordinance No. 87-19 $7.80 per vehicle trip
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Description Authority for Imposition Current Estimate Fee or
Calculation Formula

Thoroughfare Fee Ordinance No. §3-01 $177 per vehicle trip (based
on SANDAG trip generation
table available from staff and
from SANDAG)

Water System Buy-in Fees Oceanside City Code Fee based on water meter

§37.56.1 size

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

Wastewater System Buy-in fees Oceanside City Code § Based on capacity or water
’ 29.11.1 meter size
Resolution No. 87-97
Ordinance No. 02-OR-333-1

San Diego County Water Authority SDCWA Ordinance No. Based on meter size.
Capacity Fees 2000-3 Residential is typically
: '$2,461 per unit; Non-
residential is $12,797 for a 2”
meter.

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

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

WHEREAS, pursuaht 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, the City expressly reserves the right to establish, modify or adjust any fee, dedication,

reservation or other exaction to the extent permitted and as authorized by law; and
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WHEREAS, the Community Development Commission, after giving the required notice, did on
the 23rd day of February 2005, conduct a duly advertised public hearing as prescribed by law to consider
said application; and

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

FINDINGS:

For the Tentative Map:

1. The proposed subdivision: 26,280 square feet of retail/commercial floor area, 51 commercial
work/live lofts and 66 condominiums, is consistent with the General Plan of the City and the |
effective zoning régulations.

2. The subject site is physically suitable for the density and type of the proposed development.

3. The design of the subdivision and the proposed improvements will not cause significant
environmental impact or damages.

4, The design of the subdivision and the project improvements will not conflict with any public
easements for access through or upon the property within the proposed subdivision.

5. The subdivision complies with all other applicable ordinances, regulations and guidelines of the
City of Oceanside, including but not limited to the Local Coastal Plan and the Local Floodplain
Ordinance.

For the Development Plan and the Conditional Use Permit for a Mixed-Use Development:

1. . The total number of dwelling units in the Mixed-Use Development Plan (MUDP) does not
exceed the maximum density permitted under the General Plan land use regulations.

2. The development achieved under the MUDP will contribute to an enhanced and superior urban
environment in comparison to a development that might otherwise be realized apart from the
proposed MUDP.

3. The MUDP is consistent with the adopted land use policies and regulations for the
Redevelopment land use area.

4. The MUDP will be adequately served by the necessary utilities and facilties. The project
connection to the existing utilities and facilities will not exceed the capacity of the existing
systems.

5. The traffic expected to be generated by the MUDP alone, will not exceed the capacity of the

affected streets.
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6. The development of the MUDP will not effect a significant "shading" upon the adjacent
properties in comparison to the development shading that would otherwise be realized from a
development not containing a mixed-use component.

For the Conditional Use Permit Buildihg Height:

1. That the proposed location of the use is in accord with the objectives of the Zoning Ordinance
and the plilposes of the district in which the site is located. Mixed Use Developments with a
base district height of 65-feet are permitted in the Redevelopment Subdistrict 2, and heights up
to 90-feet are permitted with a Conditional Use Permit.

2. That the proposed location of the conditional use and the proposed conditions under which it
would be operated or maintained will be consistent with the General Plan; will not be
detrimental to the public health, safety, welfare of persons residing or working in or adjacent to
the neighborhood of such use; and will not be detrimental to properties or improvements in the
vicinity or to the general welfare of the City. The increased height from 65-feet to 90-feet is a
difference of 25-feet to accommodate additional dwelling space and overall architectural design
concept, which would not be detrimental to properties or improvements in the vicinity.

3. That the proposed conditional use will comply with the provisions of the Zoning Ordinance,
including any specific condition required for the proposed conditional use in the district in
which it would be located. The Conditional Use Permit for an additional 25-feet in height
beyond the 65-feet normally allowed in Subdistrict 2, doeé not require additional specific
conditions beyond those applicable to the mixed-use development project.

For the Variation for Reduction in Street Side Setbacks:

1. The application of the effective street side setbacks on Mission Avenue from 50 feet of
centerline to 40 feet and on Seagaze Drive from 10 feet to O feet would result in unnecessary
hardships against the proposed mixed-use development project and would impact the project’s
ability to provide the same level of urban design qualities. Such impacts and effects upon the
proposed project would be inconsistent with the land use goals for the Redevelopment land use
area.

2. The urban and high-density nature of the project design is consistent with the Redevelopment
zoning and land use goals affecting the project site. Reduced setbacks are an accepted and |

special design feature of this type of development.
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3. Granting the Variation, in this case, will not result in any detrimental impact to the public
welfare, private property, or improvements in the area.

4. Granting the Variation in this case would not be contrary to the objectives of the Redevelopment
land use goals as it would facilitate the development of a high-quality urban project.
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.

NOW, THEREFORE, the Community Development Commission of the City of Oceanside does
resolve that Tentative Map (T-200-04), Development Plan (D-203-04), Conditional Use Permit (C-202-
04, C-203-04) and Variation (V-205-04) are hereby approved subject to the following conditions:
Building:

1. Applicable Building Codes and Ordinances shall be based on the date of submittal for Building
Department plan check.

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

3. Site development, parking, access into buildings and building interiors shall comply with the
State’s Disabled Accessibility Regulations (2001 CBC Chapter 11A).

4. Site development, common use areas, access and adaptability of apartments and condominiums
shall comply with the State’s Disabled Accessibility Regulations (2001 CBC Chapter 11A).

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

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

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

8. The developer shall monitor, supervise and control all building construction and supportive
activities so as to prevent these activities from causing a public nuisance, including, but not

limited to, strict adherence to the following:
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10.

a) Building construction work hours shall be limited to between 7 a.m. and 6 p.m. Monday
through Friday, and on Saturday from 7 a.m. to 6 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 4",
Labor Day, Thanksgiving Day, Christmas Day) except as allowed for emergency work
under the provisions of the Oceanside City Code Chapter 38 (Noise Ordinance).

b) The construction site shall be kept reasonably free of construction debris as specified in
Section 13.17 of the Oceanside City Code. Storage of debris in approved solid waste
containers shall be considered compliant 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.

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

addresses have been properly assigned by the City’s Planning Department must accompany the

Building Permit application.

Building (demolition) Permits will be required for the demolition of the existing structures.

Plans for the Demolition Permit must clearly show that all utilities (electric, gas, water & sewer)

are properly terminated/capped in accordance with the requirements of the utility service

provider. All/any underground septic or water storage tanks must be removed or filled in

accordance with the Uniform Plumbing Code and/or the City’s Grading Ordinance.

Fire Prevention:

11.
12.
13.

14.

15.

16.
17.

A minimum fire flow of 3000 gallons per minute shall be provided.

The size of fire hydrant outlets shall be 2 12” X 2 12" X4”.

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 hydrant(s) and mains capable of supplying the required fire flow.

Standpipes shall be provided as required per U.B.C. Table 9A.

Buildings four or more stories in hei ght shall be provided with not less than one standpipe

during construction. The standpipe shall be installed before the progress of construction is more

6
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18.

19.

20.

21.

22.

23.

24.
25.

26.
27.

than 35 feet above grade. Two and one-half-inch valve hose connections shall be provided at
approved accessible locations adjacent to useable stairs.

All weather access roads shall be installed and made serviceable prior to and during time of
construction. Sec. 902. Uniform Fire Code.

A fire apparatus access road shall be provided to within 150 feet of all exterior walls of the first
floor of the building. The route of the fire apparatus access road shall be approved by the fire
department. The 150 feet is measured by means of an unobstructed route around the exterior of
the building.

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