TEM NO. 20

STAFF REPORT CITY OF OCEANSIDE
DATE: September 20, 2006

TO: Honorable Mayor and Members of the City Council

FROM: Community Development Department/Planning Division

SUBJECT: CONSIDERATION OF AN APPEAL OF A TENTATIVE MAP (T-3-

04), DEVELOPMENT PLANS (D-12-04, D-13-04, D-14-04),
CONDITIONAL USE PERMITS (C-17-04 THROUGH C-20-04)
AND VARIANCE (V-6-04) FOR A MIXED-USE DEVELOPMENT
AND A PUBLIC TRANSIT CENTER ON A 9.8-ACRE SITE
LOCATED AT THE SOUTHEAST CORNER OF NORTH RIVER
ROAD AND VANDEGRIFT BOULEVARD INTERSECTION,
NORTH OF THE SAN LUIS REY RIVER - NORTH RIVER
VILLAGE MIXED-USE DEVELOPMENT AND SAN LUIS REY
TRANSIT CENTER - APPLICANT/APPELLANT: NORTH
COUNTY TRANSIT DISTRICT (NCTD) AND LORANDA
CORPORATION

SYNOPSIS

The item under consideration is a resolution granting the appeal of the Planning
Commission’s decision denying development of a mixed-use development and bus transit
center on a 9.8-acre site on the southeast corner of Vandegrift Boulevard and North River
Road. The appeal has been filed by the project applicant, the Loranda Corporation.
Staff is recommending that the City Council grant the appeal and reverse the Planning
Commission's decision, approve the project and adopt the resolution as attached.

BACKGROUND

The Planning Commission public hearing and deliberations on the proposed subdivision
were held on May 22, 2006. The Commission denied the project on a 5-to-1 vote. An
appeal has been filed on the project to the City Council for further review on behalf of the
Loranda Corporation and the North County Transit District. Attached to the report is the
appeal letter, which outlines the specific issues/concerns.

Project Description: The project proposes a mixed-use development consisting of
approximately 13,684 square feet of commercial uses, 106 residential condominium units,
and a bus transit center on a 9.8-acre site located at the southeast corner of the
intersection of North River Road and Vandegrift Boulevard. The bus transit center is



located in the northern 2.1 acres of the site and the condominiums and commercial uses
will occupy 7.7 acres in the southern portion of the site.

On April 3, 2000, the City Council approved an amendment to the Zoning Ordinance to
allow for the opportunity for mixed-use development projects located within commercial
zones under certain design and site requirements.

In 2001, the NCTD Board of Directors adopted the Fast Forward Strategic Business
Plan, the roadmap for improving bus and train service in North County. Fast Forward
identified the need for a new transit center to serve the subject area in order to improve
transit connections. Also, SANDAG's long-range transportation plan, MOBILITY 2030,
identified a bus rapid transit (BRT) service in this vicinity. The San Luis Rey Transit
Center would be a key station along this route, with connections to Carlsbad and
Encinitas via El Camino Real and the Sorrento Valley and University City areas of the
City of San Diego.

In 2002, the site selection process for the siting of the proposed transit center began.
This process was a collaborative effort between NCTD, the City of Oceanside,
SANDAG and other agencies. The multiagency task force identified 15 potential sites
for the Center within the San Luis Rey Valley. Eventually the search was narrowed to 4
sites near the College Boulevard/North River Road intersection, because many of the
existing bus service routes converge here and it is equidistant to the main Oceanside
and Vista Transit Centers. At a subsequent community meeting, this site was identified
by the public as the preferred site for the center. In June of 2003, the NCTD Board of
Directors unanimously adopted the site as the preferred location for the Transit Center
due to its location, its access, the community’s response and the potential to be located
within a new mixed-use development.

Site Review: The subject site is vacant and has been previously graded; however,
there are small amounts of coastal sage scrub, non-native grassland and an ephemeral
drainage course. The proposed project is bordered by existing multifamily and
commercial uses to the north and west and is bordered by the San Luis Rey River to
the south and east. The mostly triangular property has frontage on three sides; both
reaches of North River Road and Old North River Road. The site gently slopes in a
southeasterly direction toward the San Luis Rey River channel.

The subject property is lower in elevation than the north and west adjacent parcels.
The property has a General Plan Land Use designation of Neighborhood Commercial
(NC) and the corresponding zoning designation of Neighborhood Commercial (CN).

Surrounding land uses include multifamily residential units to the north zoned RM-C and a
small commercial area zoned CG and multifamily housing zoned RM-B to the west. The
San Luis Rey River channel is located to the south and east.

There are a total of 106 residential condominium units with a project density of 10.8
dwelling units per acre (du/ac), which includes the entire 9.8-acre site and is below the



permitted residential density of 29 du/ac in a mixed-use development. Surrounding
multifamily residential projects have the following densities: Valley View Apartments
(west) — 21.7 du/ac, Stonemark (north) — 17.7 du/ac, La Costa Villas (north — 17.7 du/ac
and Riverview Townhomes (northeast) — 14.1 du/ac.

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

Mixed-Use Development Plan: The applicant is proposing the use of a Mixed-Use
Development Plan in conjunction with the project Tentative Map, Development Plans and
Conditional Use Permits. The specific purposes of the Mixed-Use Development Plan are
as follows:

1. Establish a procedure for the development of parcels as mixed-use
development.

2. Ensure orderly and thorough planning and review procedures that will result
in a quality design.

3. Encourage variety and avoid monotony in developments by allowing greater
freedom in selecting the means to provide access, light, open space and
amenities.

4. Provide a mechanism whereby the City may authorize desirable

development consistent with the General Plan without inviting speculative
rezoning applications which, if granted, often could deprive other owners of
development opportunities without resulting in construction of the proposed
facilities.

5. Encourage the preservation of serviceable existing structures of historic
value or artistic merit by providing the opportunity to use them imaginatively
for purposes other than that for which they were originally intended.

6. Encourage the assembly of properties that might otherwise be developed in
unrelated increments to the detriment of surrounding neighborhoods.

The Mixed-Use Development Plan provides flexible development guidelines that will allow
the orderly development of a mixed-use project that is consistent with the surrounding
neighborhood. In addition, the Mixed-Use Development Plan allows for flexibility in
creating superior building and site design, increase the diversity of the building design and
provide for more common area and landscaping. The Mixed-Use Development Plan is
attached to the staff report for review. The following is a square footage breakdown of
uses for the mixed-use project:

Traditional Residential Square Footage:

Unit 1 - 1,183 SF x 43 units = 50,869 square feet
Unit 2 - 1,269 SF x 43 units = 54,567 square feet

Total Residential = 105,436 SF



Mixed-Use Building 1 Residential & Commercial Square Footage:

Unit 5 - 1,082 SF x 4 units = 4,328 SF
Unit 6 - 1,150 SF x 4 units = 4,600 SF

Total Residential = 8,928 SF
Commercial square footage = 7,500 SF
Mixed-Use Building 2 Residential & Commercial Square Footage:

Unit 1.1 - 1,192 SF x 4 units = 4,768 SF
Unit 2.2 - 1,365 SF x 4 units = 5,460 SF

Total Residential = 10,228 SF
Commercial square footage = 3,360 SF
Mixed-Use Building 3 Residential & Commercial Square Footage:

Unit 1.2 - 1,192 SF x 2 units = 2,384 SF
Unit 2.2 - 1,365 SF x 2 units = 2,730 SF

Commercial Square Footage = 2,824 SF

Transit Center:

Commercial Pad Area - 93,394 SF X 25% = 23,348 SF
Square Foot Totals and %:

Total Residential SF = 129,706 SF
Total Commercial SF = 37,032 SF

TOTAL SQUARE FOOTAGE = 166,738 SF
PERCENTAGE OF SQUARE FEET COMMERCIAL VS. RESIDENTIAL USES = 22.2%

Tentative Map and Development Plan: The project proposes 106-residential units,
13,684 square feet of commercial with 26 commercial condominiums, and a 2.1-acre bus
transit center on a 9.8-acre site. In addition, there is a 31,585-square-foot recreation area
within the residential/commercial development. The project architecture consists of
seven distinct building types. Three of the building types are conventional residential,
three of the building types are mixed-use and one is the pool building. Three residential
color schemes and one mixed-use commercial color scheme have been developed to




further enhance the variety and appeal of the elevations as well as to establish the
different “neighborhoods” within the village.

Conventional Residential: These buildings are all based on a standard 4-plex
design (that is modified into the 2-plex, 3-plex and 4-plex buildings illustrated on the
plan) and are highlighted by the Mission and Ranch Style design themes. All of these
buildings are three stories (2 living levels over garages) and are approximately 37 feet,
6 inches in height (maximum allowed height is 50 feet). There are 3 building types that
include fifteen 4-plex buildings, two tri-plex buildings and ten duplex buildings. Special
features of these buildings include extensive use of mission-style arch elements in both
facades, decks, trellises, awnings, arched recess accents, multipaned windows,
ornamental iron treatments, shutters and clay tile accents. All of these residential units
will have an attached, enclosed, two-car garage with roll-up-type garage doors.

Mixed-Use Residential/Commercial: ~Mixed-Use Building 1 (MU-1) is a three-story
building that has stand-alone commercial uses on the ground floor and residential units
over portions of the first floor. The MU-1 building is located directly adjacent to the
public transit parcel along the northern side of the main access drive. This three-story
building is approximately 42 feet, 10 inches tall and contains potentially 6 commercial
(per half of building) spaces and 8 residential units. The central portion of the building
contains the single-story element while the three-story features are on the opposite
ends. The total amount of commercial space within the MU-1 building is 7,500 square
feet. This square footage will be subdivided into a maximum of 12 condominium units
with a minimum size of 350 square feet.

The residential units of the MU-1 building are located over the outer two commercial
spaces. Access to these uses will be from the main promenade in front of the building
via a gated private stairway between the lower two commercial uses. There are two
residential unit types, Unit 5 and Unit 6, within this building and four of each unit. It is
possible for a future owner to own a residential unit and a shop space; however, these
will not be “shopkeeper” units. Each of these units will have one covered parking space
and one uncovered parking space assigned to it.

The Mixed Use Building 2 (MU-2) is in the transition zone between the residential and
commercial uses and also contains the classic vertical integration of commercial and
residential units. This three-story building has stand-alone commercial uses on the
ground floor and residential units above. This building is located along the southern
side of the main access drive aisle across from the MU-1 building. The commercial
units are fronted on the main access drive aisle and the residential units are above.
The attached carports serving the residences are located on the building’s south side
connecting the units with the traditional residential units on that side of the project.
Each of the residential units will have one covered parking space and one uncovered
parking space assigned to it.

This three-story building is approximately 42 feet, 10 inches tall and contains 8 base
commercial spaces and 8 residential units total. The central portion of the building is



divided by an access drive that extends from the main drive aisle into the residential
portion of the project site. This access point is a covered gateway element into the
residential portion of the site.

The Mixed Use Building 3 (MU-3) building also contains classic vertical integration of
commercial and residential units characteristic of traditional mixed-use projects. This
three-story building has stand-alone commercial uses on the ground floor and 4
residential units above. The MU-3 building is located directly adjacent to the public
transit parcel along the northern side of the main access drive. The residential units will
be served by carports off a dual-loop access drive. This three-story building is
approximately 42 feet, 10 inches tall and will contain 6 commercial condominiums and 4
residential units.  Architectural elements include arched openings, arched recesses,
decks, plaster trim, ornamental iron, fabric awnings and tile accents. The commercial
element of this building contains 6 commercial condominiums within a total of 2,824
square feet of space with a minimum size of 350 square feet per unit. It is possible that
only a single tenant will own/occupy all of these commercial spaces, or 6 different
owners/tenants will divide the total area.

Bus Transit Station: The NCTD bus transit center project site consists of 2.1
gross acres at the southeast corner of the Vandegrift Boulevard and North River Road
intersection. The property will be graded to generally maintain the existing topographic
features of the site. The site will also be graded to facilitate stormwater drainage off-
site and into existing drainage systems. The northwest corner of the project site, which
is at the intersection of Vandegrift Boulevard and North River Road, will serve as the
“Arrival Plaza” gateway feature into the North River Village mixed-use project, and
specifically, the San Luis Rey Transit Center.

There will be two separate entrances to the transit center, one of which will be for bus
traffic only. The northwestern access point, which is approximately 180 lineal feet from
the Vandegrift Boulevard and North River Road intersection, is for bus ingress only.
The bus-only access will save NCTD buses time in accessing the site by up to two
minutes and facilitate more reliable connections. NCTD uses a timed-transfer system
to minimize passenger waiting time. This access is right-in only and will be posted for
“bus access only” to minimize vehicular conflicts. No egress will be allowed from this
point.

Once on-site, the buses will circle the “island platform” in the center of the site and will
pick up passengers from a designated bus bay. The buses will only be able to circle
the island in a clockwise fashion to avoid conflicts in movements. The clear width of the
drive aisle around the island is 26 feet minimum, which will allow for ease of movement
between parked buses and moving buses. In addition, the bus bays are designed at an
angle, which facilitates the turning movements needed to pick-up and drop-off
passengers. The island platform will accommodate 12 buses, two of which can be
articulated (double in length). There is only one exit from the site, which is located at
the southeast corner which ties into the main access drive of North River Village.



The northeastern access point will be a signalized access designed to line up as closely
as possible with the existing North River Circle cul-de-sac across North River Road.
Due to the proximity of the river habitat and the river flood plain, a 90-degree angled
intersection is not possible. This access point will permit full turning movements. The
location for this signal was dictated by the existing 40-foot-wide City road right-of-way
(Old North River Road), alignment with the existing cul-de-sac bulb of North River Circle
(that serves the apartments to the north) and Engineering Design Standards for
intersection spacing criteria (between the new signal and the westerly signalized
intersection of North River Road and Vandegrift Boulevard).

This controlled access will serve the proposed project, as well as the residential units
north of North River Road and the North River Village project. Although the access
serves both components of the mixed-use plan, it is a requirement of the NCTD project
to accommodate bus egress out of the Center. It will be 3 lanes wide consisting of a
" large ingress lane to accommodate bus turning radii, and two egress lanes. The
access road is within the existing right-of-way of the old North River Road. NCTD
buses will exit the site through this access and enter here only under special
circumstances.

The project site also accommodates two passenger “drop-off” locations to help facilitate
the movement of passengers into, and out of, the Center. The first drop-off zone is
located along the northern property line in the North River Road right-of-way. This
“turnout” is accessible only from eastbound North River Road. It begins approximately
50 feet east of the bus-only access point, extends approximately 175 feet to the east
and is 11 feet wide. This facility can accommodate approximately 9 cars at peak
conditions. Once passengers are dropped off, they will access the bus island platform
via a centralized ADA crosswalk.

The second drop-off is accessed from the western project entrance of the adjacent
North River Village project. This drop-off location is at the southwestern corner of the
NCTD parcel. The drop-off lane is a part of the dual-access loop associated with the
MU-3 Building of the North River Village project. This drop-off lane has approximately
90 lineal feet of area that can be used for the loading and unloading of passengers.
There is an ADA-compliant walkway that connects this drop-off zone and the transit
center. Both drop-off sites are separated from buses within the transit center by tubular
steel fence. The fence keeps the perimeter secure and directs pedestrians to the
controlled access points. The crosswalks at these access points will be delineated with
decorative paving

The site’s trash and recycled materials will be separated and contained in a trash
enclosure located in a discrete location behind the project’s southern perimeter fence
near the site’s eastern edge. NCTD access to the enclosure will be from a locked gate.
The access point for Waste Management to service the enclosure will be from the
main drive aisle of the North River Village project. This was the preferred access
methodology to keep the bus traffic separated from other on-site uses. In addition, an
internal “turn-out” is provided near the northeast end of the bus drive aisle that will



accommodate the NCTD sweeper that will keep the bus drive aisle clean of trash and
debris.

Off-site Public Trail/Buffer Area: The North River Village project will also
enhance a portion of the existing, public San Luis Rey Equestrian River Trail System
which was established through the City’s Recreational Trails Element. The City’s
Equestrian and Pedestrian Circulation Master Plan dictates that this trail is to ultimately
extend from the Pacific Ocean on the west to the Bonsall Historic Bridge on the east.
The trail currently exists in a “free-form” condition within the existing 40-foot-wide City
right-of-way adjacent to the San Luis Rey River (Old North River Road).

The project will enhance this combined facility into a single 12-foot-wide, all-weather
access road within the existing 40-foot-wide City right-of-way. By combining the two
elements into one facility, the required City maintenance access route (to maintain the
existing water and sewer lines which are to remain in place) is maintained, the City’s
trail is provided for, and impacts adjacent to the river can be minimized and confined.

From where the combined trail connects to the new access drive, the trail becomes a
10-foot-wide equestrian trail adjacent to a 5-foot-wide sidewalk. There is an
approximately 180-foot stretch of the trail that is reduced to 8 feet in width with a 4-foot-
wide sidewalk for purposes of avoiding the river habitat and maintaining the intersection
alignment. It is important to note that the actual trail itself in this 8-foot-wide “reduced”
condition is still wider than the required 7 feet in width as required by the Zoning
Ordinance (Section 2706 D. 1.) In addition, the equestrian trail “corridor width” ranges
in size from 12.5 feet to 15.5 feet in width, which also is in excess of the minimum 10-
foot-wide corridor as established by the Zoning Ordinance.

The trail and City maintenance access will be more confined and further away from the
San Luis Rey River than the existing uncontrolled use. This will help to reduce the
frequency of any direct impacts to the river and help to reduce indirect impacts to the
river from the public trail to acceptable levels. By providing these use limitations and
the combined enhancement, the project will improve the interface between the existing
right-of-way and the river. It will also create an approximately 175-foot buffer area
between the active-use area within the right-of-way and the river habitat that currently
does not exist. Within the buffer area, 100 feet of habitat restoration with coastal sage
scrub and other native plant species will occur between the development area and the
river — this area also includes the trail. An additional 75 feet of area containing
landscaping, parking areas, recreation areas, and no buildings will occur on the project
pad.

Variance: A Variance is proposed to accommodate portions of retaining walls that
are in excess of 6 feet in height and two that are topped with either a 6-foot block wall
or 8-foot block wall for noise attenuation, use separation and fire protection purposes.
These conditions exist in two different locations within the site. The need for these
combination walls is based on environmental protection, fire protection and separation
of commercial and residential uses.



The first retaining wall/fence combination occurs along the easternmost edge of the site
adjacent to the new signalized access drive from the east/west stretch of North River
Road. The retaining wall, which is 11.4 feet tall at its highest point, is needed to keep
the access road out of the flood plain (and the river habitat) in this location. This wall
will be plantable. The wall is needed to ensure the long-term viability of the road and
provide for habitat preservation. In addition, this wall will allow for upland habitat
revegetation adjacent the river habitat. To further lessen the potential environmental
impacts from the project, this wall will be topped with a 6-foot-high solid decorative
masonry wall for noise attenuation purposes to the betterment of the adjacent habitat.
This wall is associated with the future transit use, as the signalized access will serve as
the only bus egress point out of the transit center (and it will be a secondary access
point as well). The wall will reduce bus noise within the habitat to acceptable levels.

The second retaining wall/fence combination occurs along the site’s southern border
(adjacent to units 33-40). The maximum height of the retaining wall is 4.4 feet;
however, it will not be plantable because of fire protection issues (which is also covered
by this Variance). As the southern boundary of the site abuts a commercially zoned
property, an 8-foot block wall is required for the separation of the future commercial use
and the proposed residential use. The combination retaining wall/block wall exceeds 8
feet in total height for approximately 40 feet. The westernmost portion of the wall
(approximately 140 lineal feet), which will be most visible to commuters traveling north
on North River Road, will be the standard 8-foot block wall which meets code. Again,
this wall is required by the Fire Department for fire protection purposes and for the
separation of the commercial and residential uses.

The unusual shape of the property, the City's existing 40-foot right-of-way, and the
proximity of the river are unique to the site and, therefore, the Variance will not
represent a special privilege towards development of the property.

Common Recreational Facilities: The North River Village project will provide two
main common active recreational amenities that will be available to all of the residents.
The main recreation area for the project is along the site’s eastern boundary and is
approximately 31,585 square feet. By siting this large recreational area on the eastern
edge of the project it further buffers the river habitat from the units and it creates a
natural firebreak to help protect the structures. This area includes a community
swimming pool and spa, a restroom building, sunning deck and trellis feature, a tot-lot,
picnic tables, a large turf play area and walkways. This area will be the focal point of
activity for the entire North River Village community. The second recreational amenity
is centrally located within the conventional residential units and is 7,712 square feet in
size. The area, which is more passive than the main facility, will include turf play areas,
picnic tables and meandering pathways. These pathways will connect residents to this
area as well as to the mixed-use commercial uses to the north and the large recreation
facility to the east.

In addition, the project will also provide two “pedestrian promenades” that will be



available to project residents, the on-site commercial tenants, transit riders and all other
visitors to the community. One of these promenades will be internal to the “village”, and
the second will be along the site’s perimeter and will serve as an arrival plaza entry
feature to the community. A series of trails will connect the on-site residences to the
commercial uses and promenades. These elements will help to make this a truly
“connected” community. The residential open space areas, however, will be for the
exclusive use of the on-site residents and their guests.

The Zoning Ordinance requirement for site landscaping in the CN Zone is 15 percent.
Based on the net site area of 7.7 acres (which excludes the 2.1 acre public transit pad),
the project is required to provide 50,312 square feet of landscaping. As proposed, the
project provides a total of 134,165 square feet of landscaping. This equates to 40
percent landscaping, which is far more than double the commercial landscaping
requirement. If the transit facility pad were included in the calculation, the requirement
would be 64,033 square feet and the project would still far exceed the requirement.
With the Open Space being provided by the project as discussed above, that would
equate to 28 percent, which is still well above the minimum requirement.

The Zoning Ordinance requirement for multifamily residential projects is a minimum of
300 square feet of usable open space per dwelling unit. If this requirement is applied to
this project, a total of 31,800 square feet of usable open space is required (based on a
total of 106 residential units). Of this amount a minimum of 15,900 square feet has to
be in common usable open space. In addition, for a project of this size (a project with
75 units or more), that usable open space must contain at least one 8,000-square-foot
active recreation area or two 4,000-square-foot active recreation areas.

As proposed, the North River Village project will provide approximately 54,179 square
feet of total usable open space which far exceeds the minimum. The project will
provide a total of 44,679 square feet of common usable open space highlighted by two
active recreation areas. In addition, there will be approximately 9,500 square feet of
private usable open space provided by exclusive-use decks for each residential unit.

Outlined below are the required development criteria of the underlying zoning and those
proposed by the project:

MINIMUM REQUIRED PROPOSED
LOT SIZE 10,000 sq.ft. 9.8 acres
PARKING 290 parking spaces 318 parking spaces

41 guest parking
BUILDING HEIGHT 50 feet (max) 42 feet , 10 inches (max)

*The development standards are established by the Mixed-Use Development Plan.
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Conditional Use Permits: The Mixed-Use Development Plan requires the approval of a
Conditional Use Permit, and a Use Permit is required for the bus transit facility.

Variances: A Variance is required for exceeding the maximum 6-foot-high fence and for a
nonplantable retaining wall that is over 4 feet in height.

Waiver: The project proposes to underground all utility lines in conformance with City
standards except the overhead utility line across the street on the north-south stretch of
North River Road. This line is a large 69kv line which is exempt from the undergrounding
requirements per Section 901G.3 of the Subdivision Ordinance.

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

1. Zoning Ordinance

2. General Plan Land Use Element
3. California Environmental Quality Act (CEQA)
4, The Subdivision Ordinance

Environmental Issues: 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.

Extensive studies were done for the biological issues for the site. The analysis and
mitigation measures are detailed in the attached Mitigated Negative Declaration and are
included as conditions in the resolution for the project. Briefly summarized, the project
has been conditioned to address impacts in the following areas:

Land Use and Planning: The applicant is required to revegetate the area between the
San Luis Rey River and the base of the proposed retaining wall with native plant
species and construct a 6-foot noise wall to mitigate potential impacts to wetland habitat
and the endangered least Bell's vireo songbird that breeds in the river.

Transportation/Circulation: Traffic mitigation includes provision of a north-south right
turn lane along North River Road, a fair-share contribution to various traffic
improvements in the surrounding area, and a new traffic sign at North River Circle and
the eastern project access.

Biological: Mitigation for impacts to the coastal sage scrub, non-native grassland, and an
ephemeral drainage requires mitigation at a mitigation bank or a site approved by the City
and Resource Agencies. Other mitigation measures address long-term maintenance of
the biological buffer area, fencing requirements, outdoor lighting restrictions, and
prohibition of use of exotic invasive plant species.
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Noise: Noise impacts could occur to future residents. To reduce these impacts the
applicant will be required to use buses that idle at less than 70 decibels, minimize the
period of time that buses idle at the transit center, reduce interior noise levels through use
of building materials and techniques, and use low-noise producing mechanical equipment
for the buildings.

Cultural Resources: An archaeologist and Native American monitor are required to
monitor all initial grading activities to detect any cultural resources that may be unearthed
during grading operations.

Comments were received during public review of the Mitigated Negative Declaration from
California Department of Fish and Game and various members of the public. Responses
to these comments are included in the environmental document.

ANALYSIS

Listed below are the issues raised by the Planning Commission, along with staff
responses. Staff has reviewed the issues and believes that all of the concerns have been
addressed by the project design and conditions of approval. The project is a high-quality
design and is consistent with the Land Use Element of the General Plan, Zoning
Ordinance and all other applicable documents regulating development.

1. Issue

The project does not provide a park-and-ride facility for bus users.

The North County Transit District has determined that a park-and-ride facility is not
needed at this facility due to the lack of express bus or rail service. The main function of
the bus facility is to provide a transfer point for local bus routes serving Oceanside.
Nonetheless, the applicants are willing to revise the proposed project to provide
dedicated park-and-ride spaces for those residents in the area wishing to use the bus
transit center.

2. Issue

The pedestrian pathways are not properly designed.

The proposed project does provide adequate pedestrian pathways and linkages
throughout the project. The applicants agreed at the Planning Commission hearing to
provide a wider and enhanced pedestrian entry to the bus island and incorporate speed
bumps and additional pedestrian crossings in the mixed-use portion of the project.
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3. Issue

Provide security gates to the residential portion of the project.

The Planning Commission requested that security gates be added between the bus
transit and mixed-use portions of the project and the residential area for security
reasons. The site plan can be adapted to provide these improvements and the applicant
is willing to make this change.

4. Issue

On-site and off-site wall design.

The wall design on the conceptual landscape plans were not detailed enough and only
called for a “decorative block wall” to be constructed on-site and off-site along North
River Road. The Planning Commission requested that the walls be treated
architecturally with stucco to match the proposed buildings. The applicants have agreed
to this request and will provide this feature in final design. In addition, proper landscape
screening will be provided on the wall that extends east from the project site along North
River Road.

5. Issue

Building design.

The Planning Commission requested that the ground floor of the units be further
architecturally enhanced to match the upper levels. The residential developer has agreed
to work with staff to enhance the entry features of the ground entryways and garages.

6. Issue
Residential Density and conformance with surrounding area.

The Planning Commission felt that the proposed residential density of 10.8 dwelling units
per acre was too high and not in conformance with surrounding development. The
proposed project is significantly below the allowable 29 dwelling units per acre allowed for
mixed-use projects. Surrounding projects are at higher density than the proposed project:
River View Townhomes are at 14.1 du/ac, La Costa Villas and StoneMark are 17.7 du/ac,
and Valley View Apartments have a density of 21.7 du/ac. Staff believes given the above
findings that the proposed project is in conformance with surrounding residential densities
and is well within residential densities allowed in a mixed-use project.

The site is also located in an area where numerous NCTD bus routes converge and is an
ideal point for bus transfers. The site was selected by a bipartisan Site Selection
Committee that included representatives from various agencies including the City and has
also been endorsed by the City’s Transportation Commission.
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7. Issue

Amount of Non-Residential Development.

As stated above in the staff report, the project includes 13,684 square feet of commercial
space and 2.1 acres for the transit center pad. This results in approximately 22 percent
commercial versus residential square footage. Currently, the Zoning Ordinance mixed-
use regulations do not specify a required percentage of residential and commercial
development.

8. Issue

Wall Variance.

A wall variance is needed at two locations — the northeast corner of the property between
the bus transit center and San Luis Rey River and on the south side of the property
between the residential use and commercial property to the south. The approximately
11-foot wall adjacent to the transit center is needed to reduce encroachment into the river
and to control sound from buses using this area. The 8-foot wall on the south property
line is warranted to provide a buffer between the residential and future commercial uses.

9. Issue

Impacts to San Luis Rey River Habitat.

The project will provide an approximately 175-foot buffer between the residential uses
and the wetland habitat in the river. The buffer size and configuration has been designed
in conjunction with and endorsed by the wildlife agencies. The City’s draft Multiple
Habitat Conservation Program Subarea Plan requires a 100-foot buffer between any
development and the San Luis Rey River. The proposed project exceeds this
requirement by 75 feet.

FISCAL IMPACT

Not applicable.

COMMISSION OR COMMITTEE REPORT

The Planning Commission reviewed the project on May 22, 2006. After hearing
considerable public testimony from area residents as well as the applicant/appellant, the
Commission denied the project on a 6-1 vote. Commissioners indicated that the project
site is not physically suitable for the proposed density or type of development as
described in the analysis section above. They also felt the project as designed was not
compatible in terms of density with surrounding properties, and was not compatible with
the San Luis Rey River.

14



CITY ATTORNEY’S ANALYSIS

The City Attorney’s Office has reviewed the proposed resolution and approved it as to
form.

In accordance with section 4605 of the Zoning Ordinance, the City Council shall
consider the same application, plans, and related project materials that were the
subject of the original decision denying the project by the Planning Commission.

Prior to affirming, modifying or reversing the Planning Commission decision, the City
Council shall certify that the Mitigated Negative Declaration has been completed in
compliance with California Environmental Quality Act (CEQA), that the information
therein was reviewed and considered by the City Council, and that the adoption of the
Mitigated Negative Declaration reflects the independent judgment and analysis of the
City Council.

The City Council shall review the record of the decision and hear testimony of the
appellant, the applicant, and any other interested parties.

After the hearing, the City Council shall affirm, modify or reverse the original decision. If
a decision is modified or reversed, the City Council shall state the specific reasons for
the modification or reversal.

RECOMMENDATION

Staff has reviewed the issues raised by the appellants and believes that all of the
concerns have been thoroughly addressed through the findings and conditions of
approval. It is staff's recommendation that the City Council reverse the Planning
Commission's decision and grant the appeal based on the findings contained in the
attached City Council resolution.

PREPARED BY I/SjTED
A/AW X \ /Q“

ffy Hittlenah Batfy E-Martin
(Jéb/lﬁlanner

Acting Interim City Manager
REVIEWED BY:

Michelle Skaggs Lawrence, Assistant to the City Manager g Mo
Mike Blessing, Deputy City Manager/Community Development ‘
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ATTACHMENTS:

Area Map, Site Plan, Elevations, Architectural Guidelines
City Council Resolution approving the appeal

Planning Commission Resolution No. 2006-P31

Planning Commission Staff Report Dated May 22, 2006
Mitigated Negative Declaration

Appeal Letter

OOk wh =
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RESOLUTION NO.

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
OCEANSIDE GRANTING THE APPEAL OF PLANNING
COMMISSION RESOLUTION NO. 2006-P31 AND
APPROVING TENTATIVE MAP (T-3-04), DEVELOPMENT
PLANS (D-12-04, D-13-04, D-14-04), CONDITIONAL USE
PERMITS (C-17-04 THROUGH C-20-04) AND VARIANCE (V-
6-04) FOR A MIXED USE DEVELOPMENT AND A BUS
TRANSIT CENTER LOCATED AT THE SOUTHEAST
CORNER OF VANDEGRIFT BOULEVARD AND NORTH
RIVER ROAD

(North County Transit District and Loranda Corporation - Applicant)
(North County Transit District and Loranda Corporation - Appellant)

WHEREAS, an application was filed for a Tentative Map (T-3-04), Development Plans
(D-12-04, D-13-04, D-14-04), Conditional Use Permits (C-17-04 through C-20-04) and Variance
(V-6-04) for the construction of 13,684 square feet of commercial uses, 106-unit residential
condominium units, and a bus transit center at the southeast corner of Vandegrift Boulevard and
North River Road, which such real property is more particularly described in EXHIBIT "A",
attached hereto and incorporated herein by reference;

WHEREAS, on May 22, 2006 the Planning Commission of the City of Oceanside, after
holding a duly advertised public hearing, denied without prejudice said Tentative Map,
Development Plans, Conditional Use Permits and Variance;

WHEREAS, on June 12, 2006, the Planning Commission adopted Resolution No. 2006-
P31 denying with prejudice said Tentative Map, Development Plans, Conditional Use Permits and
Variance;

WHEREAS, on June 20, 2006, an appeal was timely filed by North County Transit and
the Loranda Corporation of the Planning Commission decision with the City Clerk of the City
of Oceanside; _

WHEREAS, the Acting City Planner has reviewed the proposed project for compliance
with the California Environmental Quality Act (CEQA) and has conducted an Initial Study, in
accordance with the California Environmental Quality Act (CEQA). Based upon the results of
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the Initial Study, the Acting City Planner has determined that the project could result in
significant effects on the environment. However, revisions to the project made by or agreed to
by the applicant would avoid the effects or mitigate the effects to a point where clearly no
significant effects would occur; therefore, the Acting City Planner has prepared a Mitigated
Negative Declaration;

WHEREAS, the City Council does hereby find that the Mitigated Negative Declaration
and Mitigation Monitoring and Reporting Program has been prepared in accordance with
requirements of the California Environmental Quality Act (CEQA), the State CEQA
Guidelines, and the Environmental Review Procedures of the City of Oceanside, and hereby
adopts the Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program;

WHEREAS, on September 20, 2006, the City Council of the City of Oceanside held a duly noticed
public hearing and heard and considered evidence and testimony by all interested parties concerning the
appeal of the denial of the above identified, Tentative Map, Development Plans, Conditional Use Permits,
and Variance; and

WHEREAS, based on such evidence and testimony this Council granted the appeal and
reversed the decision of the Planning Commission;

NOW, THEREFORE, the City Council of the City of Oceanside DOES RESOLVE as
follows:

1. The City Council has reviewed the information contained in the Mitigated
Negative Declaration and in the exercise of their independent review and judgment, finds that
the Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program in the
form presented has been prepared in accordance with requirements of the California
Environmental Quality Act (CEQA) and the Environmental Review Procedures of the City of
Oceanside and hereby adopts the same.

2. The appeal of Planning Commission Actions of May 22, 2006 and June 12, 2006:
Denial of Tentative Map (T-03-04), Development Plans (D-12-04, D-13-04, D-14-04),
Conditional Use Permits (C-17-04 through C-20-04) and Variance (V-6-04) is granted.

3. The decision of the Planning Commission is reversed, including the finding of

inconsistency with the City’s General Plan and Zoning Ordinance. The project is consistent

2
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with the Land Use Element of the General Plan and the City’s Zoning Ordinance implementing
the General Plan. The project conforms with the zoning, intensity of land use, development and
standards applicable to property within the CN Zone.

4. Pursuant to CCP Section 1094.6 (f), notice is hereby given that the time within which
judicial review must be sought on this decision is governed by CCP Section 1094.6 as set forth in
Oceanside City Code Section 1.10, and Public Resources Code Section 21167.

5. 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:

Description Authority for Imposition Current Estimate Fee or
Calculation Formula
Parkland Dedication/Fee Ordinance No. 91-10 $3,503 per unit
Resolution No. 06-R0334-1
Drainage Fee Ordinance No. 85-23 $15,964 per acre
Resolution No. 06-R0334-1
Public Facility Fee Ordinance No. 91-09 $2,072 per unit for residential
Resolution No. 06-R0334-1
School Facilities Mitigation Ordinance No. 91-34 $2.63 per square foot
Fee
Traffic Signal Fee Ordinance No. 87-19 $15.71 per vehicle trip
Resolution No. 06-R0334-1
Thoroughfare Fee Ordinance No. 83-01 $255 per vehicle trip (based
(For commercial and Resolution No. 06-R0334-1 on SANDAG trip generation
industrial please note the .75 table available from staff and
per cent discount) from SANDAG)
Water System Buy-in Fees Oceanside City Code Based on meter size
§37.56.1 Typical $3,746

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

Wastewater System Buy-in Oceanside City Code § Based on capacity or water
fees 29.11.1 meter size
Resolution No. 87-97 Typical $4,587

Ordinance No. 05-OR 0610-1
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Description Authority for Imposition Current Estimate Fee or
Calculation Formula

San Diego County Water SDCWA Ordinance No. Based on meter size.
Authority Capacity Fees 2005-03 Residential is typically
$4,154 per unit
Inclusionary housing in lieu Chapter 14-C of the City $1,000 per development
fees—Residential only. Code project + $100 per unit plus
$10,275 per unit
6. 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 amount
that will be owing when such fee becomes due and payable;

7. 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;

8. 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;

9. 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;

10.  Pursuant to Oceanside Zoning Ordinance §4603, this resolution becomes effective 10 days
from its adoption;

11. Studies and investigations made by this Commission and in its behalf reveal the following
facts:

FINDINGS:

For the Mixed-Use Development Plan:

1. The proposed uses are consistent with the Land Use Element of the General Plan and the
proposed commercial and residential uses are consistent with the uses within the surrounding

neighborhood.
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4.

The proposed Mixed-Use Development Plan provides superior design with increased setbacks,
additional common area and recreational facilities, a bus transit center, diverse building design,
centralized plaza and cohesive development.

The Mixed-Use Development Plan has been created to include permitted uses, setbacks,
building height, lot coverage and parking requirements that exceed the base district regulations.
Deviating from these base districts requirements creates a diverse, superior design that results
in provision of more amenities such as recreational facilities and open spaces.

The project site can be adequately served by existing public facilities, services and utilities.

For the Tentative Map:

1.

The proposed subdivision creates parcels that are consistent and exceed the requirements of the
CN zoning designation. The subdivision map is consistent with the General Plan of the City.
The proposed building pads on the site will conform to the topography of the site, therefore,
making it suitable for residential development. The 9.8-acre site is physically suitable to allow
for the development of 13,700 square feet of commercial, 106-unit residential condominiums,
and a bus transit center.

The subdivision complies with all other applicable ordinances, regulations and guidelines of
the City.

The design of the subdivision or proposed improvements will not conflict with easements,
acquired by the public at large, for access through the use of property within the subdivision.
That the design of the subdivision or the proposed improvements will not cause substantial
environment damage with the proposed mitigation or substantially and avoidably injure fish or

wildlife or their habitat.

For the Development Plan:

1.

The site plan and physical design of the project is consistent with the Zoning Ordinance and the
underlying Neighborhood Commercial (CN) zone.

The Development Plan conforms to the General Plan of the City.

The project site can be adequately served by existing public facilities, services and utilities.

The project, as proposed, is compatible with the existing and potential development on adjoining

properties or in the surrounding neighborhood.
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5.

The site plan and parameters for the architecture and physical design of the project is consistent
with the policies contained within Sections 1.24 and 1.25 of the Land Use Element of the

General Plan.

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

1.

The development portion of the subject property is zoned CN, however, with a Mixed-Use
Development Plan residential is allowed at a maximum density of a 29-dwelling units per acre.
The project proposes a density of 10.8 dwelling units per acre is well below the maximum
density allowed as established by the Mixed-Use Development Plan.

The location and conditions under which the subject application must comply insure that the
project will not cause detriment to the public health safety or welfare of persons residing or
working in or adjacent the project.

The project has been adequately conditioned or designed to ~comply with applicable

requirements.

For the Variance for exceeding the Maximum Height for Walls and for a non-plantable retaining wall
over 4 feet in height:

1.

Special circumstances or conditions applicable to the development site, including size, shape,
topography, location and surroundings warrant the granting of the Variance. The up to 11.4-
foot retaining wall topped with a 6-foot noise attenuation wall, and the 4.4-foot non-plantable
retaining wall topped with an 8-foot residential to commercial separation wall, located on the
site are necessary to offset the sloped areas of the subject site, will afford better protection of
the adjacent river and wetland habitat, and provide appropriate fire protection and separation
barrier between the on-site residential and off-site adjacent future commercial uses. The walls
will also allow proper access to the site while keeping all improvements out of the 100-year
flood plain. The strict application of the requirements of the Zoning Ordinance deprive such
property of privileges enjoyed by other property in the vicinity and under identical zoning
classification. _

The proposed additional height for the retaining walls does not make the property or use out-
of-character with property improvements in the vicinity. As such, granting the Variance will
not be detrimental or injurious to property or improvements in the vicinity of the development

site, or to the public health, safety or general welfare.
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The granting of the variance is consistent with the purpose of the Zoning Ordinance and will
not constitute a grant of special privilege inconsistent with limitations on other properties in the
vicinity and in the same zoning district. The additional wall height is a result of the sloped

terrain of the site.

For the Waiver for the Requirement to Underground Facilities:

1.

Section 901G 3(a) of the Subdivision Ordinance allows for a waiver of undergrounding utilities
when the existing overhead electrical lines are in excess of 34.5 KV. The existing overhead
electrical lines across North River Road are in excess of 34.5 KV and it would be prohibitive in
terms of cost and practicality to underground them at this time.

NOW, THEREFORE, BE IT RESOLVED that the City Council does hereby adopt the Mitigated

Negative Declaration and approve the mitigation measures provided therein and approve Tentative Map

(T-3-04), Development Plans (D-12,13-04) Conditional Use Permits (C-17-04 through C-20-04) and

Variance (V-6-04) 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.

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

Site development, parking, access into buildings and building interiors shall comply with Part 2,
Title 24, C.CR. (Disabled Access - Nonresidential buildings - D.S.A.).

Site development, common use areas, access and adaptability of apartments and condominiums
shall comply with Part 2, Title 24, and C.C.R. (Disabled Access and Adaptability - HCD).

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

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.

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.
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9.

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:

a) 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 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 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.

Verification that the addresses have been properly assigned by the Planning Division must

accompany the building permit.

Engineering:

10.

11.

12.

13.

14.

Construction of public improvements for the entire mixed-use site is required with the final
map shall be constructed with the first development.

Prior to or concurrent with recordation of the final map, the developer shall acquire (including
on City property) the portion of the driveway off-site of the project property.

Vehicular access rights to North River Road shall be relinquished to the City from all abutting lots
except for at approved access locations shown on the tentative map.

All right-of-way alignments, street dedications, exact geometrics and widths shall be dedicated and
improved as required by the City Engineer and/or Public Works Director.

Design and construction of all improvements shall be in accordance with standard plans or as
shown on the tentative map for the access to North River Road in the northeast portion of the
site, specifications of the City of Oceanside and subject to approval by the City Engineer and/or
Public Works Director.
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15.

16.

17.

18.

19.

20.

Prior to issuance of a building permit 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.

The developer shall provide public street dedication along North River Road as required to serve

the property and as shown on the approved tentative map.

The approval of the tentative map/project shall not mean that closure, vacation, or abandonment

of any public street, right-of-way, easement, or facility is granted or guaranteed to the developer.

The developer is responsible for applying for all closures, vacations, and abandonments as

necessary. The application(s) shall be reviewed and approved or rejected by the City under

separate process(es) per codes, ordinances, and policies in effect at the time of the application.

Prior to approval of the final map or any increment, all improverhent requirements, within such

increment or outside of it if required by the City Engineer and/or Public Works Director, 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.

Prior to approval of the final map a phasing plan for the construction of public and private

improvements including landscaping, streets and arterials shall be approved by the City Engineer

and/or Public Works Director. All improvements shall be under construction to the satisfaction of
the City Engineer and/or Public Works Director prior to the issuance of any building permits. All
improvements shall be completed prior to issuance of any certificates of occupancy.

a) The mixed-use development tract shall be recorded and developed as one. The City
Engineer and/or Public Works Director shall require the dedication and construction of
necessary utilities, streets and other improvements outside the area of any particular final
map, if such is needed for circulation, parking, access or for the welfare or safety of future
occupants of the development.

b) All public and private improvements including landscaping and off-site streets or
arterials that are found to be required to serve the model complex shall be completed
prior to the issuance of any certificates of occupancy.

Where proposed off-site improvements, including but not limited to slopes, public utility facilities,

and drainage facilities, are to be constructed, the applicant shall, at his own expense, obtain all

9
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21.

22.

23.

necessary easements or other interests in real property and shall dedicate the same to the City as
required. The applicant shall provide documentary proof satisfactory to the City that such
easements or other interest in real property have been obtained prior to issuance of any grading,
building or improvement permit for the project. Additionally, the City, may at its sole discretion,
require that the applicant obtain at his sole expense a title policy insuring the necessary title for the
easement or other interest in real property to have vested with the City of Oceanside or the
applicant, 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.

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 am. 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 and/or Public Works Director with
specific limitations to the working hours and types of permitted operations. All on-site
construction staging areas shall be as far as possible (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.

10
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24.

25.

26.
27.

28.

29.

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 and/or Public Works Director. Hauling operations shall
be 8:00 a.m. to 3:30 p.m. unless approved otherwise.

A traffic control plan shall be prepared according to the City traffic control guidelines and be
submitted to and approved by the City Engineer and/or Public Works Director 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, in accordance with City Ordinances and
policies. The 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. Approval of
the tentative map (project) 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 map or building permit approval, and to join, contribute, and/or participate in
such districts.

All streets shall be improved with curbs and gutters.

All streets shall provide a minimum of 10 feet parkway between the face of curb and the right of

way line. The drop-off area along North River Road and the bus transit center may have a reduced

parkway as shown on the approved tentative map. Sidewalk improvements shall comply with

ADA requirements.

Sight distance requirements at the project driveway or street shall conform to the corner sight

distance criteria as provided by the California Department of Transportation Highway Design

Manual.

Streetlights shall be maintained and installed on all public streets per City Standards. The system

shall provide uniform lighting, and be secured prior to occupancy. The developer shall pay all

applicable fees, energy charges, and/or assessments associated with City-owned (LS-2 rate

11
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30.

31

32.

33.

34.

schedule) streetlights and shall also agree to the formulation of, or the annexation to, any
appropriate street lighting district.

Prior to approval of the grading plans, the developer shall contract with a geotechnical engineering
firm to perform a field investigation of the existing pavement on all streets adjacent to the project
boundary. The limits of the study shall be half-street plus 12 feet along the project’s frontage. The
field investigation shall include a minimum of one pavement boring per every 50 linear feet of
street frontage. Should the existing AC thickness be determined to be less than three inches or
without underlying Class II base material, the developer shall remove and reconstruct the
pavement section as determined by the pavement analysis submittal process detailed in Item No. 2
below.

Upon review of the pavement investigation, the City Engineer and/or Public Works Director shall
determine whether the developer shall: 1) Repair all failed pavement sections, header cut and grind
per the direction of the Transportation/Development Inspector, and construct a two-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 and/or Public Works Director.
Pavement sections for all streets, alleys, driveways and parking areas shall be based upon approved
soil tests and traffic indices. The pavement design is to be prepared by the developer’s soil
engineer and must be approved by the City Engineer and/or Public Works Director, 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 and/or
Public Works Director.

All existing overhead utility lines (with the exception of the 69 kv lines on the west side of North
River Road west of the project site) within the development and/or within any full width street or
right-of-way abutting a new development, and all new 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/or Public Works Director and current City policy.

12
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35.

36.

37.

38.

39.

40.

41.

42.

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

The developer 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 and/or Public Works Director.

The applicant 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.

Prior to any grading of any part of the 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 implemenfed 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 and/or Public Works Director.

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 and/or Public Works Director.

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, 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 for disturbed areas must be submitted to the City Engineer and/or Public Works

Director prior to the issuance of a preliminary grading permit and approved by the City Engineer

13
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43.

44.

45.

and/or Public Works Director prior to the issuance of occupancy permits. Frontage and median
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/or Public Works Director 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 a homeowners' association that
will insure installation and maintenance of landscaping in perpetuity. These areas shall be
indicated on the final 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 and/or Public Works Director for review prior to the recordation of final map. In
the event the homeowner’s association dissolves, responsibility for irrigation and maintenance of
the slopes (open space areas) adjacent to each property shall become that of the individual property
owner.

The drainage design on the project is conceptual only. The final design shall be based upon a
hydrologic/hydraulic study to be approved by the City Engineer and/or Public Works Director
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 and/or Public Works Director. All pﬁblic 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.

The proposed extension of the storm drain in North River Road shall be located in the AC street
section in front of the easterly curb line or other approved location. A storm drain easement
acceptable to the City shall be dedicated across the property for the continuation of the same storm
drain from North River Road to the proposed outlet on the southeasterly side of the site. Easement
and access road for maintenance of the outlet structure shall be required. A graded channel of
adequate capacity shall be provided from the outlet structure to the river. This shall include an

appropriate drainage structure crossing Old River Road.

14
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46.

47.

48.

49.

50.

51.

The project shall comply with the North River Village and San Luis Rey Transit Center — Scour
Potential from the San Luis Rey River Letter Report dated November 1, 2004 prepared by Torrey
R. Walker Engineering, Inc.

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.

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

Upon acceptance of any fee waiver or reduction by the developer, the entire project will be
subject to prevailing wage requirements as specified by Labor Code section 1720(b)(4). The
developer shall agree to execute a form acknowledging the prevailing wage requirements prior
to the granting of any fee reductions or waivers.

Prior to issuance of a grading permit, the developer shall provide a trash/recycling plan show

that the project will comply with the City trash enclosure requirements.

15
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52.

53.

54.

55.

The developer shall prepare and submit an Operations & Maintenance (O&M) Plan to the
Transportation/Development Engineering Division with the first submittal of engineering plans.
The O&M Plan shall be prepared by the applicant’s Civil Engineer. It shall be directly based on
the project’s Storm Water Mitigation Plan (SWMP) previously approved by the project’s
approving authority. The O&M Plan shall be approved by the City Engineer and/or Public
Works Director prior to approval of any plans by the Transportation/Engineering Division. At a
minimum the O&M Plan shall include the designated responsible parties to manage the
stormwater BMP(s), employee’s training program and duties, operating schedule, maintenance
frequency, routine service schedule, specific maintenance activities, copies of resource agency

permits, cost estimate for implementation of the O&M Plan and any other necessary elements.

The developer shall enter into a City-Standard Stormwater Facilities Maintenance Agreement
with the City obliging the project proponent to maintain, repair and replace the storm water Best
Management Practices (BMPs) identified in the project’s approved Storm Water Mitigation Plan
(SWMP), as detailed in the O&M Plan into perpetuity. The agreement shall be approved by the
City Attorney prior to issuance of any precise grading permit and shall be recorded at the County
Recorder’s Office prior to issuance of any building permit. Security in the form of cash (or
certificate of deposit payable to the City) or an irrevocable, City-Standard Letter of Credit shall
be required prior to issuance of a precise grading permit. The amount of the security shall be
equal to 10 years of maintenance costs, as identified by the O&M Plan. The applicant’s Civil
Engineer shall prepare the O&M cost estimate. The O&M cost estimate shall be approved by
the City Engineer and/or Public Works Director prior to approval of any engineering plans for

the project.

At a minimum, maintenance agreements shall require the staff training, inspection and
maintenance of all BMPs on an annual basis. The project proponent shall complete and
maintain O&M forms to document all maintenance activities. Parties responsible for the O&M
plan shall retain records at the subject property for at least 5 years. These documents shall be

made available to the City for inspection upon request at any time.

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, until such time that

16




O 00 3 O W» h~h W NN o~

NN N N N N N N N o e e e e e e e e
0 I O WL A W N = O WV 00 N O VM b WD = O

56.

57.

58.

59.

60.

61.

62.

63.

64.

the storm water BMP requiring access is replaced, satisfactory to the City Engineer and/or
Public Works Director. The agreement shall also include a copy of the O&M Plan approved by
the City Engineer and/or Public Works Director.

The BMPs described in the project’s approved Storm Water Mitigation Plan (SWMP) shall only
be altered with approval of a substantial conformity approved by the City Planner and Public

Works Director proving that any new BMPs are superior to those previously approved.

Five-foot sidewalk (not including 6” top of curb) shall be installed on North River Road along
the project’s western boundary to College Boulevard and along North River Road along the
project’s northern boundary, except at the bus only access point. The sidewalk shall be ADA
compliant and be contiguous to the curb.

ADA complaint pedestrian access shall be provided at all project driveways and the
intersections of North River Road at Vandegrift Boulevard and on North River Road at North
River Circle.

A right-turn lane shall be constructed along 590 feet of the project frontage of North River Road
between the southern boundary of the development and Vandegrift Boulevard.

The project’s western driveway on North River Road shall be restricted to right-turns in/out only.
The median island at this driveway shall be constructed and landscaped to the satisfaction of the
Public Works Director.

The intersection of North River Road at Vandegrift Boulevard shall be modified to include
westbound to southbound dual left-turn pockets southbound left turn pockets 255 feet in length
with 120 feet of transition.

The traffic signal phasing at the intersection of North River Road at Vandegrift Boulevard shall be
modified to include protected left-turn phasing at all approaches.

A 15-foot wide landscaped median island shall be constructed on the segment of North River Road
between Vandegrift Boulevard and North River Circle.

A new traffic signal shall be constructed at the intersection of North River Road at North River
Circle. The phasing of this new traffic signal shall be split phased on the side street (project
driveway and North River Circle) with protected phasing on North River Road.
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65.

66.

67.

68.

69.

70.

71.

72.

Eastbound and westbound left-turn pockets shall be constructed on North River Road at North
River Circle. The left-turn pockets shall be 150 feet long with a 120-foot transition and shall be
constructed to the satisfaction of the Public Works Director. |

An eastbound to southbound right-turn pocket shall be constructed at the intersection of North
River Road at North River Circle into the project driveway. The right-turn pocket shall be 90 feet
long with a 60-foot transition and shall be constructed to the satisfaction of the Public Works
Director.

The signalized project driveway at the intersection of North River Road at North River Circle shall
construct an ADA compliant median island to the satisfaction of the Public Works Director.

An on-street drop-off and pick-up turn-out shall be constructed on North River Road between
Vandergrift Boulevard and North River Circle. The turn-out shall be approximately 105 feet in
length with 60-foot transitions at each end of the turn-out.

The project shall contribute their total fair share of $42,578 toward future adaptive signal systems
for the following intersections:

a) North River Road at College Boulevard,

b) College Boulevard at River Park entrance;

c) College Boulevard at Adams Street;

d) College Boulevard at Via Cupeno; and

e) College Boulevard at SR 76.

Sight distance requirements at all driveway and street intersections shall conform to the
intersection corner sight distance criteria as provided by the California Department of
Transportation Highway Design Manual.

A traffic control plan shall be prepared according to the City traffic control guidelines and be
submitted to and approved by the Public Works Director 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 during construction adjacent to or within all public streets must meet Caltrans
standards 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.
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73.

74.

75.

Fire:

76.

77.

78.

79.

80.
81.

82.

83.

84.

85.

86.

87.

A haul route shall be obtained at least 7 days prior to the start of hauling operations and must be
approved by the Public Works Director. Hauling operations shall be 8:00 a.m. to 3:30 p.m.
unless approved otherwise.

Streetlights shall be installed on North River Road along the frontage of the project. The system
shall be designed to provide uniform lighting, and operational before final occupancy. The
subdivider 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.

The applicant shall pay all applicable traffic signal and thoroughfare fees.

A minimum fire flow of 2,000 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 hydrant(s) and mains capable of supplying the required fire flow.

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 during time of
construction. Sec. 902. Uniform Fire Code.

Apparatus access roads shall have a minimum unobstructed width of 28 feet. A minimum
vertical clearance of 14 feet shall be provided for the apparatus access roads.

All streets less than 32 feet wide shall be posted “NO PARKING FIRE LANE” per City
Vehicle Code Section 22500.1.

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 not be affixed to the building. The Fire Department

connection must be located at least 40 feet away from the building, within 40 feet of a fire
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88.
89.

90.

91.

92.
93.

94.

9s.

96.

97.

hydrant and 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.

Provide a fire alarm system as required per U.F.C. Article 10 and N.F.P.A. 72, 1999 Edition.

In accordance with the Uniform Fire Code Sec. 901.1.4.4, approved addresses for commercial
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 contrast
with their background.

Multi-Building complexes require address directory boards that are visible from the main
entrance.

Multi-Tenant Buildings require identification on the rear exit doors with individual suite
numbers or letters.

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.

Buildings shall meet Oceanside Fire Department’s current adopted codes at the time of
building permit application.

Provide an urban interface/wildland Fire buffer consistent with the approved Fire Protection
Plan by Firewise 2000 Inc.

Zone one shall contain no habitable structures, structures that are directly attached to habitable
structures, or other combustible construction that provides a means for transmitting fire to
habitable structures. Structures such as fences, walls, and non-habitable gazebos shall be of
non-combustible construction, and not plantable.

Off-site fuel modification is not recommended due to problems inherent with enforcement of
regulations on adjacent property and the potential for confusion regarding responsibility for fuel
modification on areas outside of legal ownership. Proper on-site fuel modification design
should determine where development can safely be located and should be an integral part of the
development proposal. Should off-site fuel modification be deemed a necessity, appropriate
legally recorded instruments must be established that clearly state the responsibilities and rights
of the parties involved relative to the establishment and maintenance of the fuel modification

area. It should be understood that the allowance of off-site fuel modification by an adjacent
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98.

99.

100.

101.

property owner may affect the rights and/or use of the off-site property. All agreements for any
off-site fuel modifications shall be integrated into fuel modification plans with a letter from
adjoining property owners giving rights to maintain fuels.
On large developments, fuel modification zones should be located within common lettered lots
owned and maintained by associations representing common ownership; i.e. homeowners’
associations. The integrity and longevity of the fuel modification zones shall be maintained
with sufficient tract/project conditions and CC&Rs to specifically identify the restrictions within
the fuel modification areas. Likewise, when fuel modification zones are located on private
property, deed restrictions are required to specifically identify the restrictions on any portion of
the property subject to fuel modification.

Site Inspection may reveal conditions which have changed since plan review. When such

discrepancies arise, field inspection shall take precedence.

Submit three sets of plans prepared by a licensed landscape architect or other design

professional with equivalent credentials, for review.

The following shall be included on the conceptual fuel modification plan:

a) Delineation of each zone (setback, irrigated, and thinning) with a general description of
each zone’s dimensions and character; i.e., 0-40° Zone 1, with existing vegetation
removed, irrigated, and planted with drought-tolerant and fire resistant plant material.

b) Identify removal of undesirable plant species in accordance with the Oceanside Fire
Prone Plant Species List.

c) Existing vegetation impacted by the required fuel modification and, if available,
proposed vegetation to be planted in the fuel modification area. The conceptual plans
should be sensitive to rare and endangered species.

d) The design professional must be prepared to address their disposition in the final plans.

€) Identify the design of the proposed development, showing all property lines, contour
lines, and the proposed location of all structures nearest to the fuel modification area, if
available.

f) Photographs of the area that show the type of vegetation that currently exist, including
the height and density, and the topography of the site. Include aerial photographs.

2) Description of the methods to be used for vegetation removal, if appropriate; i.e.,

mechanical or manual.
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Planning:
102.

103.

h)

b))

k)

)

1.
ii.
1il.

1v.

Location of emergency and maintenance access easements every 500 feet of the fuel
modification area. Access easements shall have minimum 10 feet width; alternatively 5
feet wide easements provided every 250 feet is acceptable. Gates shall be a minimum of
36 inches wide. The easements shall be maintained free of vegetation or any structures.
Identify what exists 1,000 feet beyond the development property lines in all directions;
l.e. construction, natural vegetation, roads, parks, etc. (Note: the OFD may require
additional information on a project-specific basis.)
Identify all proposed off-site fuel modification areas and appropriate legal agreements
with adjacent property owners.
A note stating plant species will be selected from the Oceanside Fire Department
approved plant palette.
Precise fuel modification plans shall include all information required on conceptual fuel
modification plans and the following additional information:

Location and detail of permanent zone markers.

Plant palette to be installed in accordance with acceptable guidelines.

Irrigation plans and specifications.

Building footprints or statements that clearly indicate the limits of proposed

development.

All applicable maintenance requirements and assignments of responsibility.

This Tentative Map, Development Plans, Conditional Use Permits and Variance shall expire on

September 20, 2008, unless the Planning Commission grants a time extension. The bus transit

center Conditional Use Permit (C-20-06) shall expire on September 20, 2011, unless the Planning

Commission grants a time extension.

This Tentative Map, Development Plans, Conditional Use Permits and Variance approves

13,684 square feet of commercial, 106 residential condominium units, and a bus transit station as

shown on the plans and exhibits presented to the Planning Commission for review and approval.

No deviation from these approved plans and exhibits shall occur without Planning Division

approval. Substantial deviations shall require a revision to the Development Plan or a new

Development Plan.
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104.

105.

106.

107.

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 Map T-3-04, Development Plans D-12,13,14-04, Conditional Use

Permits C-17 through 20-04 and Variance V-6-04. 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.

Project signage shall conform to the Comprehensive Sign Program (CSP) submitted to and

approved by the Planning Division. All signage shall be in conformance with this CSP prepared

by Ultrasigns Electrical Advertising, titled North River Village and Townhomes Mixed-Use Sign

Program for Oceanside, California, dated March 1, 2006.

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.

Landscape plans, meeting the criteria of the City's Landscape Guidelines and Water Conservation

Ordinance No. 91-15, including the maintenance of such landscaping, shall be reviewed and

approved by the City Engineer and City Planner prior to the issuance of building permits.

Landscaping shall not be installed until bonds have been posted, fees paid, and plans signed for

final approval. The following special landscaping requirements shall be met:

a) Median and parkway tree plantings along collector and arterial roads shall be a minimum
of two-inch diameter trees so as to ensure a mature landscape theme is achieved in a
reasonable amount of time.

b) The developer shall be responsible for irrigating and landscaping all embankments within
the project, and all slopes along major streets.

c) Street/parkway trees (minimum 15-gallon) shall be planted at a minimum of one tree per
unit or lot and two trees per corner lot.

d) Arterial street trees in parkways shall be planted at a minimum of 30 feet on center, each

side of street, as a solitary planting.
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108.

109.

110.

111.

112.

e) Local street trees in parkways shall be planted at a minimum of 30 feet on center, each
side of street, as a solitary planting,
f) All trees planted along streets or within parkways or medians shall have a City approved
root containment system.
All landscaping, fences, walls, etc. on the site, in medians in the public right-of-way and in any
adjoining public parkways shall be permanently maintained by the owner, his assigns or any
successors-in-interest in the property. The maintenance program shall include normal care and
irrigation of the landscaping; repair and replacement of plant materials; irrigation systems as
necessary; and general cleanup of the landscaped and open areas, parking lots and walkways,
walls, fences, etc. Failure to maintain landscaping shall result in the City taking ail appropriate
enforcement actions by all acceptable means including but not limited to citations and/or actual
work with costs charged to or recorded against the owner. This condition shall be recorded with
the covenant required by this resolution.
Model Landscape plans and Front Yard Landscape plans, designed in compliance with Water
Conservation Ordinance No. 91-15 shall be submitted as schematic drawings and shall be
approved and signed by the Engineering Division and the Planning Division prior to the issuance
of building permits. No bonding shall be required. Precise Grading Plans for model homes shall
be prepared by a Civil Engineer and shall be approved by the City Engineer prior to the issuance
of building permits. Prior to the issuance of occupancy permits, the City's Landscape
Technician/Inspector shall review each unit requested for occupancy to ensure that the installation
of planting and irrigation has occurred in conformance with the approved schematic drawings.
The irrigation system will also be tested to ensure adequate operation and coverage.
All multi-family unit dwelling projects shall dispose of or recycle solid waste in a manner
provided in City Code Section 13.3.
A letter of clearance from the affected school district in which the property is located shall be
provided as required by City policy at the time building permits are issued.
Trash enclosures must be provided as required by Chapter 13 of the City Code and shall also
include additional space for storage and collection of recyclable materials per City standards.
Recycling is required by City Ordinance. The enclosures must be built in a flat, accessible
location as determined by the City Engineer. The enclosures shall meet City standards

including being constructed of concrete block, reinforced with rebar and filled with cement. A
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113.

114.

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 tfle City Attorney, shall be prepared by

the subdivider and recorded prior to the approval of the final map. The covenant shall provide

that the property is subject to this resolution, and shall generally list the conditions of approval.

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 }issuance of building permit, and shall

be recorded as CC&R's against the property. The Management Plan shall cover the following:

a) Security - The Management Plan, at a minimum, shall address on-site management,
hours-of-operation and measures for providing appropriate security for the project site.

b) 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.
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115.

116.

117.

118.

119.

120.

c) 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.

d) 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.

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.

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.

Failure to meet any conditions of approval for this development shall constitute a violation of the

Tentative Map, Development Plans, Conditional Uée Permits and Variance.

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.

These 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 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 aspect of

fencing or wall design from the approved Development Plan shall require a revision to the

Development Plan or a new Development Plan.
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121.

122.

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 approval of the final
map. The C.C. & R's are required to be recorded prior to or concurrently with the final 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 regulating individual patio covers, room additions and other appurtenances.

c) Maintenance of median landscaping by the Association.

d) 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.

f) Provisions prohibiting the homeowners association from relinquishing its obligation to
maintain the common open space and open space easement areas without prior consent of

the City of Oceanside.
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2) 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.

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

124.  The following base unit type and floor plan mix, as approved by the Planning Commission, shall
be indicated on plans submitted to the Building Division and Planning Division for building
permit (Unit 1 option 1.2 is 1,330 SF and option 1.3 is 1,339 SF, with a maximum of 17 units of
each option; 34 total):

Sq.Ft. #Bedrms. # Baths # Stories #Covered # Units %

Unit 1 1,183 3/4 275 3 2 44 41

Unit 2 1,269 3 3 3 2 42 40

Unit 5 1,082 2/3 (bed/den) 2.75 2/1 retail 1 4 4

Unit 6 1,150 2/3 (bed/den) 2.75 2/1retail 1 4 4

Unit 1.1 1,192 3 275 3 1 4 4

Unit 1.1 1,192 3 2.75  2/1 retail 1 2 2

Unit 2.2 1,365 3 3 2/1 retail 1 6 5

125.  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.

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

127.  This project is subject to the provisions of Chapter 14C of the City Code regarding Inclusionary
Housing.

128.  This project shall comply with all provisions of the City's Affirmative Fair Housing Marketing
Agreement policy. Such agreement shall be submitted to and approved by the Housing and
Neighborhood Services Director prior to the recordation of a final map or the issuance of a
building permit for the project, whichever comes first.

129.  Garages shall be kept available and useable for the parking of tenant's automobiles at all times.
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130.

131.

132.

133.

Lease and rental agreements shall be for the dwelling unit with the garage. The garage shall be
used for the purpose of vehicular parking and the owner or tenant shall not lease or rent the
garage separately from the dwelling unit.

The wetland buffer area between the San Luis Rey River and the proposed project shall be
revegetated with native species. In addition, a 6-foot high noise barrier shall be constructed along
the south side of North River Road (east-west) that extends easterly from the northeastern corner
of the project site approximately 325 feet.

The Master HOA (which includes NCTD, the commercial development, and the residential
community) will ensure that long-term biological management and monitoring be provided for
the habitat along the river and the buffer area. This will be accomplished for the first five years as
part of the biological monitoring to be provided for the required wetland and coastal sage scrub
restoration plan. When the long-term management of the San Luis Rey River corridor is
implemented by the City as part of the Subarea Plan, the Master HOA with an endowment from
the applicant to the City, would be responsible for paying for management of the buffer area to be
included with the river corridor. If the long-term management plan is not in place within 5 years
of project implementation, the Master HOA would continue to retain a qualified biologist and
landscape maintenance contractor to conduct the required management. Prior to issuance of
grading permits, a habitat management plan (HMP) and property analysis record (PAR) shall be
prepared to identify the funding required to implement the HMP. The Conditions, Covenents,
and Restrictions, a recorded document, will ensure that if the Master HOA does not meet its
obligation for the monitoring, and ongoing maintenance of the buffer area, then the agencies
and/or the City may do it and assess the Master HOA with a lien on the property and legal
actions, if necessary.

Prior to initiation of grading, the developer shall provide proof that up to .74-acre of coastal sage
scrub habitat (.37-acre impact) has been created and/or acquired at a site approved by the City and
Resource Agencies. If a site in Oceanside is used to re-create or preserve habitat, the developer
shall provide a funding mechanism acceptable to City and Wildlife Agencies to ensure
maintenance of the mitigation area in perpetuity. City shall not be required to participate in the

preservation or maintenance of the mitigation area.
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134.

135.

136.

137.

138.

139.

140.

Prior to initiation of grading, impacts to .88-acre of non-native grassland shall be mitigated at a
0.5:1 ratio by purchase of a minimum of .44-acre of non-native grassland or coastal sage scrub in
an existing mitigation bank or at a site approved by the City and Resource Agencies.

Subject to approval of the Resource Agencies during the permitting process, impacts to .10-acre
of ephemeral drainage basins shall be mitigated at a 1:1 ratio through on-site restoration of the
area between the40-foot wide right-of-way and the existing riparian habitat of the San Luis Rey
River. Final mitigation requirements shall be determined during the permitting process with the
US Army Corps of Engineers, California Department of Fish and Game, and the US Fish and
Wildlife Service.

To prevent noise impacts to sensitive birds, construction activities (i.e .grubbing, clearing, and
grading) shall be avoided during the breeding season (February 15 through July 15 for raptors and
March 15 through September 15 for least Bell’s vireo). If construction activities cannot be
avoided during these periods, temporary noise barriers shall be installed to demonstrably reduce
construction noise to below 60 decibels at the edge of the riparian area. A biological monitor
shall be on-site during project construction to prevent unpermitted encroachment into the riparian
habitat or disruption of avian breeding, and to direct construction activities away from nesting
birds.

To prevent habitat fragmentation/edge effects, temporary construction staking or fencing shall be
erected under the supervision of a qualified biologist at or outside the edge of the impact areas
where they interface with natural areas. This fencing shall be erected prior to commencement of
brushing or grading activities and shall demarcate areas where human and equipment access and
disturbance from grading are prohibited. A qualified biologist shall monitor all site preparation
and grading activities near these interfaces during construction.

Windows facing the San Luis Rey River shall be constructed using non-reflective glass and/or a
combination of non-reflective glass, awnings, or other shade structures.

The project applicant shall be responsible for formulating and implementing a cowbird monitor
and control program along the project frontage with the river to the satisfaction of the City and
Resource Agencies prior to the issuance of building permits.

All outdoor lighting shall be shielded and directed away from the buffer and off-site riparian
habitat.
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141.
142.

143.

144.

145.

146.

147.

148.

149.

150.
151.

The project landscape shall not include invasive exotic plant species.

Split rail or similar fencing shall be provided along both sides of the City’s easement (which
includes the trail and utility lines) in order to keep trail users out of the buffer and the river habitat
areas.

An educational brochure shall be prepared and distributed to inform residents and businesses of
the sensitivity of adjacent habitat, and how to minimize impacts to the habitat. The brochure shall
include information regarding responsible pet care, proper landscape maintenance techniques,
brush management, water quality, human intrusion, and limiting lighting and noise intrusion into
the buffer and river habitat. It also will inform residents of the importance of not collecting plants
or animals within the habitat.

Prior to issuance of building permits for the residential units, an interior acoustical analysis for
residential units shall be required to ensure that interior noise levels will not exceed 45 decibels.
Prior to issuance of building permits, the applicant shall submit documentation showing that all
outdoor mechanical equipment does not exceed the City of Oceanside’s noise ordinance criteria.
Prior to implementation of monitoring for cultural resources, a pre-excavation agreement shall be
developed between the San Luis Rey Band of Luiseno Mission Indians and the project applicant.
The designated qualified archaeologist and designated Native American representative shall
attend the pre-grading meeting with the contractors to explain the réquirements of the pre-
excavation program.

The archaeologist and Native American monitors shall be on-site during all grading, trenching,
and other ground-disturbing activities.

If archaeological artifact deposits or cultural features are discovered, grading activities shall be
directed away from these deposits temporarily, to allow a determination of potential importance.
Isolates and clearly non-significant deposits would be minimally documented in the field, and
grading would proceed. For any potentially significant artifact deposits, an adequate artifact
sample would be collected to address research avenues previously identified for sites along the
San Luis Rey River.

All recovered materials shall be catalogued and analyzed.

A report shall be completed describing the methods and results of the monitoring and data

recovery program.
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152.  Artifacts shall be curated with the accompanying catalog at the San Diego Archaeological Center,
or the collection shall be repatriated to the Luseno Bands, as specified in the pre-excavation
agreement.

153.  If the bus transit center site remains vacant after development of the mixed-use project site, it
shall be landscaped to the satisfaction of the City Planner and Public Works Director.

154.  If the bus transit center portion of the project site is not developed as such it may be developed
with other uses consistent with the CN zone upon approval of a revision to the Development
Plan by the Planning Commission.

155.  The bus transit center must provide 24-hour security for bus users and the facility.

Water Utilities:

156.  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 and capable of
withstanding a 35-ton vehicular load. The utility road shall provide access to the manhole from
the front of the maintenance vehicle.

157. No trees, structures or building overhang shall be located within any water or wastewater utility
easement. Provide an encroachment removal agreement for the proposed retaining wall that is
shown within the proposed easement for the relocated 14-inch waterline.

158.  The property owner will maintain private water and wastewater utilities located on private
property.

159. A separate irrigation meter and approved backflow prevention device is required.

160. 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.

161. A water and sewer study must be prepared by the developer at the developer’s expense, and
reviewed and approved by the Water Utilities Department.

162. 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.
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163.

164.

165.

166.

167.

168.

169.

170.

171.

1

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.

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.).

A Grease, Oil, and Sand Interceptor, described by the Uniform Plumbing Code, relating to
restaurants, shall be installed in each building sewer in an appropriate location and shall be
maintained by the property owner. The location shall be called out on the approved Building
Plans.

All new development of single-family and multi-family residential units shall include a hot
water pipe insulation and installation of a hot water recirculation device or design to provide hot
water to the tap within 15 seconds in accordance with City of Oceanside Ordinance No. 02-
OR126-1.

The proposed water line on North River Road shall be located and constructed in conformance
with City of Oceanside Water Utilities Department standards.

Given that internal roads are proposed as private, on-site water and sewer utilities shall be
private. Provide a master meter per W-9 of the Water, Sewer, and Reclaimed Water Design and
Construction Manual at the point(s) of connection to the public system capable of supplying
maximum day demands plus fire flow; call out location on TM. Show the location and sizes of
the water meters and RP devices; provide symbol for Master Meter to be included in legend and
shown on plan.

Provide a 30°L by 20°W easement for future regulating station along North River Road. Exact
location to be determined during design.

Provide a cross-section showing proposed improvements at grade in relation to the existing
water/sewer lines in the area of the block and retaining wall.

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.
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172.  All Water and Wastewater construction shall conform to the most recent edition of the Water, |

Sewer, and Reclaimed Water Design and Construction Manual.
PASSED and ADOPTED by the City Council of the City of Oceanside, California this
day of , 2006 by the following vote:
AYES:
NAYS:
ABSENT:
ABSTAIN:
Mayor of the City of Oceanside
ATTEST: ~ APPROVED AS TO FORM:
OFFICE OF THE CITY ATTORNEY
. | ~ g :;;v"/? 4 ~.
(As )L U }“’m Y, DO AT
~ ) //t, v g
City Clerk City Attorney ~ —
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Exhibit A

NORTH RIVER VILLAGE

LEGAL DESCRIPTION

THATPORTION OF THE NORTHEAST QUARTER OF THENORTHEAST QUARTER
OF SECTION 4, 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 THE OFFICIAL PLAT THEREOF: LYING
NORTHWESTERLY OF THE NORTHWESTERLY LINE OF THE 40.00 FOOT WIDE
COUNTY ROAD SURVEY NO. 674 (KNOWN AS NORTH RIVER ROAD) AS
DESCRIBED IN DEED TO THE COUNTY OF SAN DIEGO, RECORDED APRIL 27, 1938,
IN BOOK 763, PAGE 474 OF OFFICIAL RECORDS OF SAID COUNTY: AND LYING
EASTERLY OF THE EASTERLY LINE OF THE 100.00 FOOT WIDE CALIFORNIA
STATE HIGHWAY XI-SD-FDR, NOW KNOWN AS VANDEGRIFT BOULEVARD
(FORMERLY CAMP PENDLETON HIGHWAY) AS DESCRIBED IN DEED TO THE
STATE OF CALIFORNIA, RECORDED DECEMBER 14, 1942, IN BOOK 1446, PAGE
169 OF OFFICIAL RECORDS OF SAID COUNTY: AND LYING SOUTHERLY OF THE
SOUTHERLY LINE OF AN 84.00 FOOT WIDE ROAD (KNOWN AS NORTH RIVER
ROAD) AS SHOWN ON VANDEGRIFT VILLAGE, ACCORDING TO THE MAP
THEREOF NO. 11309, FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAID
COUNTY, AUGUST 25, 1985.
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PLANNING COMMISSION
RESOLUTION NO 2006-P31

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF OCEANSIDE, CALIFORNIA  DENYING WITHOUT
PREJUDICE TENTATIVE MAP, DEVELOPMENT PLAN,
- CONDITIONAL USE PERMIT-AND VARIANCE ON CERTAIN
REAL PROPERTY IN TI-IE CITY OF OCEAN S]DE -

APPLICATION NO: ~ T-3-04, D-12,13,14,-04, C-17, 20-04, V-6-04,

APPLICANT: North County Transit District (NCTD) and Loranda Corporation
LOCATION: : Southeast corner of North River Road and Vandegrift Boulevard |

THE PLANNING COMMISSION OF THE CITY OF OCEANSIDE CALIFORNIA DOES
RESOLVE AS FOLLOWS: ‘ '
WHEREAS, there was- filed with thlS Comxmsswn a verlﬁed petltlon on the forms

.prescnbed by the Comm1551on requestmg a Tentatlve Map, Development Plans, Conditional Use

Permits and Variance under the prowsmns of Articles 10, 41 & 43 of the Zoning Ordinance of the
City of Oceanside to penmt the followmg » ‘ |
~ 106-unit re81dent1a1 condominiums development, ':13,684 squa:'e; feef of commercial
development, and a bus transit center; . e ‘ -
on certain real property described in the pro_lect descnptlon

WHEREAS the Planning Commlssmn after glvmg the requlred notice, did on the 22nd

: day of May, 2006 conduct a duly advertlsed pubhc heanng as prescnbed by law to consider said |

v application.

WHEREAS, pursuant to the Californi_a Environmental Quality Act of 1970, and State
Guidelines thereto; the project is exempt ‘from environmental review;
WHEREAS, pursuant to Oceanside Zoning Ordinance §4603, thls reéolution becomes

effective 10 days frém its adoption in the absence of the filing of an appeal or call for review;

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

I
;
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FINDINGS:
For the Tentative Map:

1.

That the site is not physically suitable for the type of development in that the project did
not adequately provide park-n-ride facilities, pedestrian pathways, security gates, wall
design, or densrty suitable for the site. |

‘That the site is not physmally suitable for the proposed density of development due to

non-conformity w1th the surrounding area and proximity to the San Luis Rey River.

|| For the Development Plan:
1.

The site plan and phjrsical. design of the project is not consistent with the Zoning
Ordinance and the underlying Neighborhood Commercial (CN) zoning designation due to
lack of adequate commercial vs. residential square footage, lack of a park-n-ride facility

and non-conformity with the surrounding area.

Conditional Use Perm1t

1.

The development pomon of the subject property is zoned CN with a corresponding Land

Use designation of Neighborhood Commercial: The proposed mixed-use development is

* not in conformance with the surrounding area or river habitat.

- The project does not proposes an excellence in design features in accordance with the
mixed-use provisions of the Zoning Ordinance in terms of pedestrian pathways, building

design and wall design.

For the Variance for exceeding the Maximum Height for Walls:

1.

Circumstances or conditions applicable to the"development site, including size, shape,
tapography, location and surroundings do not warrant the granting of the Variance. = The
strict application of the requirements of the Zoning Ordinance will not deprive the subject
property owner of privileges enjoyed by other property owners in the vicinity and under

identical zoning classification.

i
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2. The granting of the variance is inconsistent with the purpose of the Zoning Ordinance and
will constitute a grant of special privilege incorllsisten.t with limitations on other properties
in the vicinity and in tﬁe same zoning district. The project can be redesigned to avoid the
need for constructing retaining walls in excess to the maximum height permitted by the
Zoning Ordinance. ‘

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

deny Tentative Map (T-3-04), Development Plans (D-12, 13, 14-04), Conditional Use Permits (C-

17, 20-04) and Variance (V-6-04). '

PASSED on May 22, 2006 by the following vote, to wit:

AYES: Parker, Horton, Blom, Martinek and Beach
NAYS: Neal

ABSENT: ~ Balma

ABSTAIN: None

ADOPTED Resolution No. 2006-P31 on June 12, 2006.

Robert F. Neal, Chairman
Oceanside Planning Commission

ATTEST:

,%y Hitt],émén:' Secretary

23 ]

I, JERRY HITTLEMAN, Secretary of the Oceanside Planning Commission, hereby certify that
this is a true and correct copy of Resolution No. 2006-P31.

Dated:  June 12. 2006




PLANNING COMMISSION STAFF REPORT
DATE: May 22, 2006
TO: Chairman and Members of the Planning Commission
FROM: CdmmUnity Development Department/Planning Division
SUBJECT: CONSIDERATION OF A TENTATIVE MAP (T-3-04),

DEVELOPMENT PLANS (D-12-04, D-13-04, D-14-04),

CONDITIONAL USE PERMITS (C-17-04, C-20-04) AND

VARIANCE (V-6-04) FOR A MIXED-USE DEVELOPMENT AND A

" PUBLIC TRANSIT CENTER ON A 9.8-ACRE SITE LOCATED AT

THE SOUTHEAST CORNER OF NORTH RIVER ROAD AND

VANDEGRIFT BOULEVARD INTERSECTION, NORTH OF THE

SAN LUIS REY RIVER - NORTH RIVER VILLAGE MIXED-USE

. DEVELOPMENT AND SAN LUIS REY TRANSIT CENTER -

; APPLICANT: NORTH COUNTY TRANSIT DISTRICT (NCTD)
AND LORANDA CORPORATION

RECOMMENDATION

Staff recommends that the Planning Commission approve Tentative Map (T-3-04),
Development Plans (D-12-04, D-13-04, D-14-04), Conditional Use Permits (C-17-04, C-
20-04) and Variance (V-6-04) and the Mitigated Negative Declaration and adopt Planning
Commission Resolution No. 2006-P31 as attached.

ERQ.JECIDES.C.RIE'[I.QN.AND.BAC.KGRQUND

Background: The project proposes a mixed-use development consisting of
approximately 13,684 square feet of commercial uses, 106-residential condominium
units, and a bus transit center on a 9.8-acre site located at the southeast corner of North
River Road and Vandegrift Boulevard. The bus transit center is located in the northern
2.1 acres of the site and the condominiums and commercial uses will occupy 7.7 acres in
the southern portion of the site.

On April 3, 2000, the City Council approved an amendment to the Zoning Ordinance to
allow for the opportunity for mixed-use development projects located within the
commercial zones under certain design and site requirements.



In 2001, the NCTD Board of Directors adopted the Fast Forward Strategic Business
Plan, the roadmap for improving bus and train service in North County. Fast Forward
identified the need for a new transit center to serve the subject area in order to improve
transit connections. Also, SANDAG’s long-range transportation plan, MOBILITY 2030,
identified a bus rapid transit (BRT) service in this vicinity. The San Luis Rey Transit
Center would be a key station along this route, with connections to Carlsbad and
Encinitas via El Camino Real and the Sorrento Valley and University City areas of the
City of San Diego. ‘

In 2002, the site selection process for the siting of the proposed transit center began.
This process was a collaborative effort between NCTD, the City of Oceanside,
SANDAG and other agencies. The multi-agency task force identified 15 potential sites
for the Center within the San Luis Rey Valley. Eventually the search was narrowed to 4
sites near the College Boulevard/North River Road intersection, because many of the
existing bus service routes converge here and it is equidistant to the main Oceanside
and Vista transit centers. At a subsequent community meeting, this site was identified
by the public as the preferred site for the center. In June of 2003, the NCTD Board of
Directors unanimously adopted the site as the preferred location for the Transit Center
due to its location, its access, the community’s response and the potential to be located
within a new mixed-use development.

Site Review: The subject site is vacant and has been previously graded, however,
there are small amounts of coastal sage scrub, non-native grassland and an ephemeral
drainage course. The proposed project is bordered by existing multi-family and
commercial uses to the north and west and is bordered by the San Luis Rey River to
the south and east. The mostly triangular property has frontage on three sides; both
reaches of North River Road and Old North River Road. The site gently slopes in a
southeasterly direction toward the San Luis Rey River channel.

The subject property is lower in elevation than the north and west adjacent parcels.
The property has a General Plan Land Use designation of Neighborhood Commercial
(NC) and the corresponding zoning designation of Neighborhood Commercial (CN).

Surrounding land uses include muIti-family residential units to the north zoned RM-C and
a small commercial area zoned CG and multi-family housing zoned RM-B to the west.
The San Luis Rey River channel is located to the south and east.

There are a total of 106 residential condominium units with a project density of 10.8
dwelling units per acre (du/ac), which includes the entire 9.8-acre site and is below the
permitted residential density of 29 du/ac in a mixed-use development. Surrounding multi-
family residential projects have the following densities: Valley View Apartments (west) —
21.7 du/ac, Stonemark (north) — 17.7 du/ac, La Costa Villas (north — 17.7 du/ac and
Riverview Townhomes (northeast) — 14.1 du/ac.



Project Description: The project application consnsts of several components, which
include a Tentative Map, Development Plans, Conditional Use Permits and Variance.
Each discretionary request is described as follows:

Mixed-Use Development Plan: The applicant is proposing the use of a Mixed-Use
Development Plan in conjunction with the project Tentative Map, Development Plans and

Conditional Use Permits. The specific purposes of the Mixed-Use Development Plan are
as follows:

1. Establish a procedure for the development of parcels as mixed-use
development.

2. Ensure orderly and thorough planning and review procedures that will result
in a quality design.

3. Encourage variety and avoid monotony in developments by allowing greater
freedom in selectlng the means to provide access, light, open space and
amenities.

4. Provide a mechanism whereby the City may authorize desirable

development consistent with the General Plan without inviting speculative
rezoning applications, which, if granted often could deprive other owners of
development opportunities without resulting in construction of the proposed
facilities.

5. Encourage the preservation of serviceable existing structures of historic
value or artistic merit by providing the opportunity to use them imaginatively
for purposes other than that for which they were originally intended.

6. Encourage the assembly of properties that might otherwise be developed in
unrelated increments to the detriment of surrounding neighborhoods.

The Mixed-Use Development Plan provides flexible development guidelines that will allow

the orderly development of a mixed-use project that is consistent with the surrounding

neighborhood. In addition, the Mixed-Use Development Plan allows for flexibility in .
creating superior building and site design, increase the diversity of the building design and

provide for more common area and landscaping. The Mixed-Use Development Plan is

attached to the staff report for review. The following is a square footage breakdown of

uses for the mixed-use project:

Traditional Residential Square Footage:

Unit 1 - 1,183 SF x 43 units = 50,869 square feet
Unit 2 - 1,269 SF x 43 units = 54,567 square feet

Total Residential = 105,436 SF



Mixed-Use Building 1 Residential & Commercial Square Footage:

Unit 5 - 1,082 SF x 4 units = 4,328 SF
Unit 6 - 1,150 SF x 4 units = 4,600 SF

Total Residential = 8,928 SF
Commercial square footage = 7,500 SF
Mixed-Use Building 2 Residential & Commercial Square Footage:

Unit 1.1 - 1,192 SF x 4 units = 4,768 SF
Unit 2.2 - 1,365 SF x 4 units = 5,460 SF

Total Residential = 10,228 SF
Commercial square footage = 3,360 SF
Mixed-Use Building 3 Residential & Commercial Square Footage:

Unit 1.2 - 1,192 SF x 2 units = 2,384 SF
Unit 2.2 - 1,365 SF x 2 units = 2,730 SF

Commercial Square Footage = 2,824 SF

Transit Center:

Commercial Pad Area - 93,394 SF X 25% = 23,348 SF
Square Foot Totals and %:

Total Residential SF = 129,706 SF
Total Commercial SF = 37,032 SF

TOTAL SQUARE FOOTAGE = 166,738 SF
PERCENTAGE OF SQUARE FEET COMMERCIAL VS. RESIDENTIAL USES = 22.2%
Tentative Map and Development Plan: The project proposes 106-residential units,

13,684 square feet of commercial with 26 commercial condominiums, and a 2.1-acre bus
transit center on a 9.8-acre site. In addition, there is a 31,585-square foot recreation area
within the residential/commercial development. The project architecture consists of
seven distinct building types. Three of the building types are conventional residential,



three of the building types are mixed-use and one is the\ pool building. Three residential
color schemes and one mixed-use commercial color scheme have been developed to

further enhance the variety and appeal of the elevations as well as to establish the
different “neighborhoods” within the village.

Conventional Residential: These buildings are all based on a standard 4-plex
design (that is modified into the 2-plex, 3-plex and 4-plex buildings illustrated on the
plan) and are highlighted by the Mission and Ranch Style design themes. All of these
buildings are three stories (2 living levels over garages) and are approximately 37 feet —
6 inches in height (maximum allowed height is 50 feet). There are 3 building types that
include fifteen 4-plex buildings, two tri-plex buildings and ten duplex buildings. Special
features of these buildings include extensive use of mission style arch elements in both
facades, decks, trellises, awnings, arched recess accents, multi-paned windows,
ornamental iron treatments, shutters and clay tile accents. All of these residential units
will have an attached, enclosed, two-car garage with roll-up type garage doors.

Mixed-Use Residential/Commercial: Mixed-Use Building 1 (MU-1) is a three-story
building that has stand-alone commercial uses on the ground floor and residential units
over portions of the first floor. The MU-1 building is located directly adjacent to the
public transit parcel along the northern side of the main access drive. This three-story
building is approximately 42 feet - 10 inches tall and contains potentially 6 commercial
(per halt of building) spaces and 8 residential units. The central portion of the building
contains the single-story element while the three-story features are on the opposite
ends. The total amount of commercial space within the MU-1 building is 7,500 square
feet. This square footage will be subdivided into a maximum of 12 condominium units
with a minimum size of 350 square feet.

The residential units of the MU-1 building are located over the outer two commercial
spaces. Access to these uses will be from the main promenade in front of the building
via a gated private stairway between the lower two commercial uses. There are two
residential unit types, Unit 5 and Unit 6, within this building and four of each unit. Itis
possible for a future owner to own a residential unit and a shop space; however, these
will not be “shopkeeper” units. Each of these units will have one covered parking space
and one uncovered parking space assigned to it. ‘

The Mixed Use Building — 2 (MU-2) is in the transition zone between the residential and
commercial uses and also contains the classic vertical integration of commercial and
residential units. This three-story building has stand-alone commercial uses on the
ground floor and residential units above. This building is located along the southern
side of the main access drive aisle across from the MU-1 building. The commercial
units are fronted on the main access drive aisle and the residential units are above.
The attached carports serving the residences are located on the buildings south side
connecting the units with the traditional residential units on that side of the project.
Each of the residential units will have one covered parking space and one uncovered
parking space assigned to it.



This three-story building is approximately 42 feet - 10 inches tall and contains 8 base
commercial spaces and 8 residential units total. The central portion of the building is
divided by an access drive that extends from the main drive aisle into the residential

portion of the project site. This access point is a covered gateway element into the
residential portion of the site.

The Mixed Use Building 3 (MU-3) building also contains classic vertical integration of
commercial and residential units characteristic of traditional mixed-use projects. This
three-story building has stand-alone commercial uses on the ground floor and 4
residential units above. The MU-3 building is located directly adjacent to the public
transit parcel along the northern side of the main access drive. The residential units will
be served by carports off a dual-loop access drive. This three-story building is
approximately 42 feet - 10 inches tall and will contain 6 commercial condominiums and
4 residential units. Architectural elements include arched openings, arched recesses,
decks, plaster trim, ornamental iron, fabric awnings and tile accents. The commercial
element of this building contains 6 commercial condominiums in a total of 2,824 square
feet of space with a minimum size of 350 square feet per unit. It is possible that only a
single tenant will own/occupy all of these commercnal spaces, or 6 different
owners/tenants will divide the total area up.

Bus Transit Station: The NCTD bus transit center project site consists of 2.1
gross acres at the southeast corner of the Vandegrift Boulevard and North River Road
intersection. The property will be graded to generally maintain the existing topographic
features of the site. The site will also be graded to facilitate stormwater drainage off-
site and into existing drainage systems. The northwest corner of the project site, which
is at the intersection of Vandegrift Boulevard and North River Road, will serve as the
“Arrival Plaza” gateway feature into the North River Village mixed-use project, and
specifically, the San Luis Rey Transit Center.

There will be two separate entrances to the transit center, one of which will be for bus
traffic only. The northwestern access point, which is approximately 180 lineal feet from
the Vandegrift Boulevard and North River Road intersection, is for bus ingress only.
The bus only access will save NCTD buses time in accessing the site by up to two
minutes and facilitate more reliable connections. NCTD uses a timed-transfer system
to minimize passenger waiting time. This access is right-in only and will be posted for

“bus access only” to minimize vehicular conflicts. No egress will be allowed from this
point.

Once on-site, the buses will circle the “island platform” in the center of the site and will
pick up passengers from a designated bus bay. The buses will only be able to circle
the island in a clockwise fashion to avoid conflicts in movements. The clear width of the
drive aisle around the island is 26 feet minimum, which will allow for ease of movement
between parked buses and moving buses. In addition, the bus bays are designed at an



angle, which facilitates the turning movements neéded to pick-up and drop-off
passengers. The island platform will accommodate 12 buses, two of which can be
articulated (double in length). There is only one exit from the site, which is located at
the southeast corner which ties into the main access drive of North River Village.

The northeastern access point will be a signalized access designed to line up as closely
as possible with the existing North River Circle cul-de-sac across North River Road.
Due to the proximity of the river habitat and the river flood plain, a 90 degree angled
intersection is not possible. This access point will permit full turning movements. The
location for this signal was dictated by the existing 40-foot wide City road right-of-way
(Old North River Road), alignment with the existing cul-de-sac bulb of North River Circle
(that serves the apartments to the north) and Engineering Design Standards for
intersection spacing criteria (between the new signal and the westerly 3|gnaI|zed
intersection of North River Road and Vandegnft Boulevard).

This controlled access will serve the proposed project, as well as the residential units
north of North River Road and the North River Village project. Although the access
serves both components of the mixed-use plan, it is a requirement of the NCTD project
to accommodate bus egress out of the Center. It will be 3 lanes wide consisting of a
large ingress lane to accommodate bus turning radii, and two egress lanes. The
access road is within the existing right-of-way of the old North River Road. NCTD

buses will exit the site through this access and enter here only under special
circumstances. :

The project site also accommodates two passenger “drop-off” locations to help facilitate
the movement of passengers into, and out of, the Center. The first drop-off zone is
located along the northern property line in the North River Road right-of-way. This
“turnout” is only accessible from eastbound North River Road. It begins approximately
50 feet east of the bus only access point and extends approximately 175 feet to the
east and is 11 feet wide. This facility can accommodate approximately 9 cars at peak
conditions. Once passengers are dropped-off, they will access the bus island platform
via a centralized ADA crosswalk.

The second drop-off is accessed from the western project entrance of the adjacent
North River Village project. This drop-off location is at the southwestern corner of the
NCTD parcel. The drop-off lane is a part of the dual access loop associated with the
MU-3 Building of the North River Village project. This drop-off lane has approximately
90 lineal feet of area that can be used for the loading and unloading of passengers.
There is an ADA compliant walkway that connects this drop-off zone and the transit
center. Both drop-off sites are separated from busses within the transit center by
tubular steel fence. The fence keeps the perimeter secure and directs pedestrians to
the controlled access points. The crosswalks at these access points will be delineated
with decorative paving



The site’s trash and recycled materials will be separated and contained in a trash
enclosure. The trash enclosure is located in a discrete location behind the project’s
southern perimeter fence near the sites eastern edge. NCTD access to the enclosure
will be from a locked gate. The access point for Waste Management to service the
enclosure will be from the main drive aisle of the North River Village project. This was
the preferred access methodology to keep the bus traffic separated from other on-site
uses. In addition, an internal “turn-out” is provided near the northeast end of the bus
drive aisle that will accommodate the NCTD sweeper that will keep the bus drive aisle
clean of trash and debris.

Off-site Public Trail/Buffer Area: The North River Village project will also
enhance a portion of the existing, public San Luis Rey Equestrian River Trail System
which was established through the City’s Recreational Trails Element. The City’s
Equestrian and Pedestrian Circulation Master Plan dictates that this trail is to ultimately
extend from the Pacific Ocean on the west to the Bonsall Historic Bridge on the east.
The trail currently exists in a “free-form” condition within the existing 40-foot wide City
right-of-way adjacent to the San Luis Rey River (Old North River Road).

The project will enhance this combined facility into a single 12-foot wide all weather
access road within the existing 40-foot wide City right-of-way. By combining the two
elements into one facility, the required City maintenance access route (to maintain the
existing water and sewer lines which are to remain in place) is maintained, the City’s
trail is provided for, and impacts adjacent to the river can be minimized and confined.

From where the combined trail connects to the new access drive, the trail becomes a
10-foot wide equestrian trail adjacent to a 5-foot wide sidewalk. There is an
approximately 180-foot stretch of the trail that is reduced to 8 feet in width with a 4-foot
wide sidewalk for purposes of avoiding the river habitat and maintaining the intersection
alignment. It is important to note that the actual trail itself in this 8-foot in width
“reduced” condition is still wider than the required 7 feet in width as required by the
Zoning Ordinance (Section 2706 D. 1.) In addition, the equestrian trail “corridor width”
ranges in size from 12.5 feet to 15.5 feet in width which also is in excess of the
minimum 10-foot wide corridor as established by the Zoning Ordinance.

The trail and City maintenance access will be more confined and further away from the
San Luis Rey River than the existing uncontrolled use. This will help to reduce the
frequency of any direct impacts to the river and help to reduce indirect impacts to the
river from the public trail to acceptable levels. By providing these use limitations and
the combined enhancement, the project will improve the interface between the existing
right-of-way and the river. It will also create an approximately 175-foot buffer area
between the active use area within the right-of-way and the river habitat that currently
does not exist. Within the buffer area, 100 feet of habitat restoration with coastal sage
scrub and other native plant species will occur between the development area and the
river — this area also includes the trail. An additional 75 feet of area containing

landscaping, parking areas, recreation areas, and no buildings will occur on the project
pad.



Variance: A Variance is proposed to accommodate!portions of retaining walls that
are in excess of 6 feet in height and two that are topped with either a 6-foot block wall
or 8-foot block wall for noise attenuation, use separation and fire protection purposes.
These conditions exist in two different locations within the site. The need for these
combination walls is based on environmental protection, f|re protectlon and separation
of commercial and residential uses.

The first retaining wall/fence combo occurs along the eastern most edge of the site
adjacent to the new signalized access drive from the east/west stretch of North River
Road. The retaining wall, which is 11.4 feet tall at its highest point, is needed to keep
the access road out of the flood plain (and the river habitat) in this location. This wall
will be plantable. The wall is needed to ensure the long-term viability of the road and
provide for habitat preservation. In addition, this wall will allow for upland habitat
revegetation adjacent the river habitat. To further lessen the potential environmental
impacts from the project, this wall will be topped with a 6-foot high solid decorative
masonry wall for noise attenuation purposes to the betterment of the adjacent habitat.
This wall is associated with the future transit use, as the signalized access will serve as
the only bus egress point out of the transit center (and it will be a secondary access
point as well). The wall will reduce bus noise within the habitat to acceptable levels.

I The second retaining wall/fence combo occurs along the sites southern border
(adjacent to units 33-40). The maximum height of the retaining wall is 4.4 feet,
however, it will not be plantable because of fire protection issues (which is also covered
by this Variance). As the southern boundary of the site abuts a commercially zoned
property, an 8-foot block wall is required for the separation of the future commercial use
and the proposed residential use. The combination retaining wall/block wall exceeds 8
feet in total height for approximately 40 feet. The western most portion of the wall
(approximately 140 lineal feet) which will be most visible to commuters traveling north
on North River Road will be the standard 8-foot block wall which meets code. Again,
this wall is required by the Fire Department for fire protection purposes and for the
separation of the commercial and residential uses.

The unusual shape of the property, the City’s existing 40-foot right-of-way, and the
proximity of the river are unique to the site and, therefore, the Variance will not
represent a special privilege towards development of the property.

Common Recreational Facilities: The North River Village project will provide two
main common active recreational amenities that will be available to all of the residents.
The main recreation area for the project is along the sites eastern boundary and is
approximately 31,585 square feet. By siting this large recreational area on the eastern
edge of the project it further buffers the river habitat from the units and it creates a
natural fire break to help protect the structures. This area includes a community
swimming pool and spa, a restroom building, sunning deck and trellis feature, a tot-lot,
picnic tables, a large turf play area and walkways. This area will be the focal point of
activity for the entire North River Village community. The second recreational amenity
is centrally located within the conventional residential units and is 7,712 square feet in



size. The area, which is more passive than the main facility, will include turf play areas,
picnic tables and meandering pathways. These pathways will connect residents to this
area as well as to the mixed-use commercial uses to the north and the large recreation
facility to the east.

In addition, the project will also provide two “pedestrian promenades” that will be
available to project residents, the on-site commercial tenants, transit riders and all other
visitors to the community. One of these promenades will be internal to the “village” and
the second will be along the sites perimeter and will serve as an arrival plaza entry
feature to the community. A series of trails will connect the on-site residences to the
commercial uses and promenades. These elements will help to make this a truly
“connected” community. The residential open space areas, however, will be for the
exclusive use of the on-site residents and their guests.

The Zoning Ordinance requirement for site landscaping in the CN Zone is 15 percent.
Based on the net site area of 7.7 acres (which excludes the 2.1 acre public transit pad),
- the project is required to provide 50,312 square feet of landscaping. As proposed, the
project provides a total of 134,165 square feet of landscaping. This equates to 40
percent landscaping which is far more than double of the commercial landscaping
requirement. If the transit facility pad were included in the calculation, the requirement
would be 64,033 square feet and the project would still far exceed the requirement.
With the Open Space being provided by the project as discussed above, that would
equate to 28 percent which is still well above the minimum requirement.

The Zoning Ordinance requirement for multi-family residential projects is a minimum of
300 square feet of usable open space per dwelling unit. If this requirement is applied to
this project, a total of 31,800 square feet of usable open space is required (based on a
total of 106 residential units). Of this amount a minimum of 15,900 square feet has to
be in common usable open space. In addition, for a project of this size (a project with -
75 units or more), that usable open space must contain at least one 8,000-square foot
active recreation area or two 4,000-square foot active recreation areas.

As proposed, the North River Village project will provide approximately 54,179 square
feet of total usable open space which far exceeds the minimum. The project will
provide a total of 44,679 square feet of common usable open space highlighted by two
active recreation areas. In addition, there will be approximately 9,500 square feet of
private usable open space provided by exclusive use decks for each residential unit.

Outlined below are the required development criteria of the underlying Zoning and those
proposed by the project:
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MINIMUM REQUIRED PROPOSED
LOT.SIZE 10,000 sq.ft. 9.8 acres
PARKING 290-parking spaces 318-parking spaces

41-guest parking
BUILDING HEIGHT 50-feet (max) 42 feet — 10 inches (max)

*The development standards are established by the Mixed-Use Development Plan.

Conditional Use Permits: The Mixed-Use Development Plan requires the approval of a
Conditional Use Permit and a Use Permit is required for the bus transit facility.

Variances: A Variance is required for exceeding the maximum 6-foot high fence and fora
non-plantable retaining wall that is over 4 feet in height.

Waiver: The project proposes to underground all utility lines in conformance with City
standards except the overhead utility line across the street on the north-south stretch of
North River Road. This line is a large 69kv line which is exempt from the undergrounding
requirements per Section 901G.3 of the Subdivision Ordinance.

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

1 Zoning Ordinance

2. General Plan Land Use Element

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

ANALYSIS

KEY PLANNING ISSUES

1. Is the proposed project consistent with the existing neighborhood in regards to the
density (29 dwelling units per acre)?

2. Is the proposed project consistent with the intent of the Mixed-Use Development
Plan?

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

4. Can the necessary findings be made for the proposed Variance?
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DISCUSSION

In reviewing the application staff's analysis focused on the compatibility of the project with

existing development patterns of the area and the merits of the Mixed-Use Development
Plan.

The analysis centered on the project's compatibility with the existing commercial and
residential patterns. The North River Road and Vandegrift Boulevard corridor consist of
a mixture of commercial uses interspersed with medium and high-density residential in
the area surrounding the proposed project. Staff believes that the Mixed-Use
Development Plan is consistent with the surrounding neighborhood development
patterns in that commercial is accessed directly from North River Road and is adjacent
to the proposed bus transit center providing a continuing commercial corridor
transitioning into the residential uses located on the northern portion of the site adjacent
to the existing residential neighborhoods. In addition, the proposed density at 14.9
dwelling units per acre is consistent with the surrounding neighborhood densities (RM-
B is 10-15 dwelling units per acre located west of the site and the RM-C is 15.1-20.9
dwelling units per acre located north of the site).

Staff also inventoried the adjacent multi-family residential developments as a basis of
comparison. Listed below are the areas residential densities:

Valley View Apartments - 100 du; 4.6 ac; 21.7 du/ac.
> Stonemark Condo Conversion - 127 du; 7.18 ac; 17.7 du/ac.
> La Costa Villa Condos - 22 du; 1.24 ac; 17.7 du/ac.
> Riverview Townhomes - 50 du; 3.54 ac; 14.1 du/ac.

In comparing the project density of 10.8 dwelling units per acre to the density of the
surrounding neighborhood, staff believes that the proposed project is consistent with the -
density of the surrounding neighborhood.

Staff believes that the proposed architecture is both consistent with and superior to both
the existing commercial and residential developments within the surrounding
-neighborhood. The predominant architectural theme throughout the existing area is a
mixture of Spanish Mediterranean and other contemporary or more outdated designs. In
comparing the proposed architectural elevations with existing neighborhood, staff is of the

opinion that the architectural design proposed is compatible with the existing
neighborhood.

In staff's opinion, the project through the use of the Mixed-Use Development Plan has
achieved a high quality of design. The percentage of commercial vs. residential
development is 22 percent, which achieves a higher percentage of commercial uses than
other mixed-use projects in the City. The design of the project has provided a diversity of
buildings and the site layout that could not have been achieved without the use of the
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Mixed-Use Development Plan. The Mixed-Use Development Plan provides more

common recreational areas, more orderly development, greater setbacks and diversity of
building design. '

A Variance is required for exceeding the maximum wall height of 6 feet and for non-
plantable retaining walls over 4 feet in height. There are three retaining walls which
exceed 6 feet in height. The walls are located at the perimeter of the site on the
easternmost portion of the site adjacent to the new signalized drive on North River Road
and will reach a height of 11.4 feet. The second retaining wall occurs along the sites
southern border and will reach a maximum height of 8 feet to provide a separation
between the residential units on the project site and future commercially zoned property
to the south. Staff was initially concerned with the height of the proposed retaining wall
between the San Luis Rey River and project site. However, due to the configuration of
the project site and need for an intersection at this location, the retaining wall will limit

impacts to adjacent wetland habitat and keep the project out of the 100-year flood plain.
The second wall is required.

Two Conditional Use Permits (CUP) are required for the Mixed-Use Development Plan
and bus transit facility. The uses allowed have been modified from the CS-HO zone to
be more compatible with the proposed development. For example, auto related uses,
regulated uses, or medical offices are not allowed. The site was chosen for a bus transit
facility by a task force made up of representatives from NCTD, the City of Oceanside,
SANDAG, Camp Pendleton and others. Staff believes that the proposed modified uses
are more consistent with the proposed development. '

ENVIRONMENTAL DETERMINATION

A Mitigated Negative Declération 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.

Environmental Issues: Extensive studies were done for the biological issues for the
site. The analysis and mitigation measures are detailed in the attached Mitigated
Negative Declaration and are included as conditions in the resolution for the project.

Briefly summarized, the project has been conditioned to address impacts in the
following areas:

Land Use and Planning: The applicant is required to revegetate the area between the
San Luis Rey River and the base of the proposed retaining wall with native plant
species and construct a 6-foot noise wall to mitigate potential impacts to wetland habitat -
and the endangered least Bell's vireo songbird that breeds in the river.
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Transportation/Circulation: Traffic mitigation includes provision of a north-south right
turn lane along North River Road, a fair-share - contribution to various traffic

improvements in the surrounding area, and a new traffic sign at North River Circle and
the eastern project access.

Biological: Mitigation for impacts to the coastal sage scrub, non-native grassland, and an
ephemeral drainage requires mitigation at a mitigation bank or a site approved by the City
and Resource Agencies. Other mitigation measures address long-term maintenance of
the biological buffer area, fencing requirements, outdoor lighting restrictions, and
prohibition of use of exotic invasive plant species.

Noise: Noise impacts could occur to future residents. To reduce these impacts the
applicant will be required to use buses that idle at less than 70 decibels, minimize the
period of time that buses idle at the transit center, reduce interior noise levels through use
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