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Chapter One
Introduction

The City of Oceanside administers local, state and federal programs that
seek to increase the supply of quality affordable housing at various
locations throughout the City. One such site owned by the City is a
14.59-acre property that encompasses an undeveloped parcel located
along the south side of Mission Avenue situated between Carolyn Circle
and Foussat Road, and a single-family residential lot located at 3206
Carolyn Circle. The City of Oceanside Housing Task Force identified
this site for potential affordable housing. Subsequently, the City
purchased the site and dedicated funding in anticipation of such a
development.

The City initiated development of a strategic plan to guide potential
development of the site. This planning process included a series of
public workshops in 2009 to gather input from neighbors, community
leaders, and City staff to consider planning, design, and implementation
strategies for the site. Public comments received addressing the
preferred development of the site included the following:

¢ Senior housing is desirable - preference for eastern portion of site
¢ Compatible commercial use is desirable

o Ensure adequate parking is provided so there is not overflow into
surrounding streets and neighborhoods

e Paseos perpendicular to Mission Avenue are desirable for providing
“windows” into the site

e Pedestrian connections are important, look at perimeter walkway /
exercise route

Subsequently, on March 17, 2010 the Oceanside City Council approved
the Mission Avenue Affordable Housing / Mixed-Use Development Vision
and Strategic Plan (Vision Plan) to guide future development of the
property. The Vision Plan includes preferred design alternatives for the
site, development guidelines, and implementation strategies. The Vision
Plan identifies the preferred development of the site to include a
combination of affordable family apartment homes, senior or special
needs housing, a commercial/office plaza, a community center, pocket
parks, and active/passive open space. Key elements of the Vision Plan
include the development of an affordable residential component of up to
288 units of varying housing types including family and senior or special
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needs groups, a community serving commercial component, and a
resident community center.

To support implementation of the Vision Plan, The Mission Cove
Planned Development Plan (PD Plan) establishes planned land uses,
development regulations, and design guidelines for the overall site area.
The PD Plan guides the envisioned development of the property by
presenting land use and development regulations consistent with the
overall goals of the Vision Plan. The PD Plan also serves as an
information source and regulatory document for the City of Oceanside in
evaluating proposed development on the site.

This PD Plan constitutes the zoning, use regulations, and development
criteria for development of the property. The PD Plan has been
prepared in accordance with provisions of the City of Oceanside Zoning
Ordinance, specifically Article 17, which outlines the requirements of
the Planned Development district. As presented in Section 1701 of the
Zoning Ordinance, the specific purposes of the PD Planned Development
District are to:

o Establish a procedure for the development of parcels of land in order to
reduce or eliminate the rigidity, delays, and inequities that otherwise
would result from application of zoning standards and procedures
designed primarily for small parcels.

e Ensure orderly and thorough planning and review procedures that will
result in quality urban design.

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

e Provide a mechanism whereby the City may authorize desirable
developments 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.

o Encourage allocation and improvement of common open space in
residential areas, and provide for maintenance of the open space at the
expense of those who will directly benefit from it.

The PD Zone has been selected to implement this development as it
allows for mixed densities, a variety of building types, and a mix of uses
(residential and commercial) within a comprehensive site design utilizing
common infrastructure and site amenities. The PD Plan is a mechanism
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to provide customized zoning regulations and development standards to
address compatibility with adjacent uses and implement concepts of the
Vision Plan.

Planning Principles
& Vision Statement

The community outreach and participation process of the Vision Plan
resulted in the creation of a set of planning principles for the site. The
Mission Cove PD Plan relies on these principles in determining
appropriate development regulations.

Planning Principles

e Ensure compatibility with and minimize impacts to the adjacent residential
neighborhood and other nearby uses.

e Provide a range of housing types for different community needs (such as
for families, special needs and seniors).

e Apply universal design to allow residents to remain in place as they age and
circumstances change.

e Incorporate sustainability measures and conservation of resources.
e Design buildings, spaces and uses to create a sense of neighborhood.
¢ Ensure the vision for site development is economically feasible.

e Create flexibility in the plan to accommodate possible changes in market
conditions and community needs during the development period.

e Provide a high quality development that the community will be proud of for
years to come.

Vision Statement
Create a new neighborhood providing affordable housing to meet the
needs of Oceanside with possible supporting commercial uses.
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Purpose and Scope of the
Planned Development Plan

This document has been prepared for the purpose of establishing land
use, zoning and development regulations that will guide the development
of an affordable housing mixed-use development on this site. This
document serves as a comprehensive Planned Development Plan for the
14.59-acre subject property (Mission Cove) in accordance with Article
17 of the Oceanside Zoning Ordinance. It details the existing conditions
and development potential of the site. The document outlines the
appropriate uses for the site and establishes regulations to guide those
uses. The PD Plan also references design guidelines and planning
principles that will help to create a coherent and complementary new
development.

General Plan Amendment

The majority of the property is under a current General Plan designation
of Light Industrial (LI). The (LI) designation does not provide for the
ultimate residential and mixed-use development proposed by the Vision
Plan and specified by this PD Plan. The Vision Plan also recognizes that
the proposed affordable residential and mixed-use development presents
stronger compatibility potential with the adjacent single-family uses than
those uses that might be realized under the (LI) designation.

A General Plan Amendment is being processed concurrently that will
designate the property for High Density Residential (HD-R) and General
Commercial (GC) uses to allow for the envisioned residential and mixed-
use components. A small portion of the existing site that fronts onto
Carolyn Circle is a single-family residential lot designated as Single
Family Residential Detached (SFR-D). The SFR-D designation will be
maintained on this lot.

Zoning Amendment

Currently, the majority of the property is accordingly designated as
Limited Industrial (IL) under the City’s Zoning Ordinance. The single-
family site fronting on Carolyn Circle is zoned Single Family Residential
(RS). A Zone Amendment is also being processed concurrently that will
designate the entire property as Planned Development (PD).
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Mixed Use Plan

A mixed-use component is designated as part of the PD Plan area
combining residential, commercial, office, and retail uses. The Mission
Cove PD Plan shall also serve as the Mixed Use Plan for this area as
required by the Zoning Ordinance. Approval of a Conditional Use
Permit is required for the mixed-use development.

This PD Plan establishes development regulations for the mixed-use area
as presented in Chapter Three. The Mixed Use Development Plan is
presented in Chapter Four as a part of the overall Mission Cove
Development Plan.
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Chapter Two
Planning Considerations

General Location

The Mission Cove PD Plan site is located in the northwest portion of
Oceanside within the Loma Alta Neighborhood Area. The site is
approximately one mile east of Interstate 5 and one-half mile south of
Highway 76, as shown on Figure 1. The San Luis Rey River is
approximately one-half mile to the north and the Pacific Ocean is 2.5
miles to the west.

Existing Land Use and Zoning

The majority of the property is currently designated as Light Industrial
(LI) by the City of Oceanside General Plan and zoned Limited Industrial
(IL) under the City’s Zoning Ordinance. A small portion of the site that
fronts on Carolyn Circle is a single-family residential lot designated as
Single Family Residential Detached (SFR-D) and Single Family
Residential (RS) by the General Plan and Zoning Ordinance,
respectively.

Surrounding Land Uses

The property is surrounded by a variety of land uses as presented in
Figure 2. An established single-family residential neighborhood is
located directly adjacent to the site on its south, east, and west
boundaries. This neighborhood consists of homes 50+ years in age.
Individual residences are mostly one-story structures approximately
1,200 - 1,600 square feet in size located on a typical lot of 6,000 square
feet. A gasoline service station is also situated directly northwest of the
site.

A mix of commercial uses are established opposite the site on the north
side of Mission Avenue including a small convenience market, animal
hospital, and motel. The La Mision Village Apartments (an established
affordable housing development) are also located directly across Mission
Avemie. An area of light industrial uses is established farther to the
north extending to Highway 76. The Oceanside Municipal Airport is
also located to the north, on the north side of Highway 76. City Fire
Station #7 is located nearby on the northeast corner of Mission Avenue
and Foussat Road.
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Circulation and Access

The Mission Avenue location is well served by the existing network of
nearby roads and highways. Foussat Road is located to the east, while
Airport Road is aligned with Carolyn Circle to the west. Both roads
connect to Highway 76 north of the site. Interstate 5 is located
approximately two miles to the west, with El Camino Real situated one
mile to the east.

Mission Avenue in the vicinity of the project site is currently served by
North County Transit District (NCTD) Route 303. Route 303 is a high
frequency bus line that extends from the Oceanside Transit Center (in
downtown Oceanside) to the Vista Transit Center (at Vista Village Drive
& North Santa Fe Avenue), with 30-minute headways for most of every
day, including weekends. Five transit stops are currently located along
east- and west-bound Mission Avenue within a short walking distance of
the site near Airport, Roymar, and Foussat Roads.

The development proposes to add a new transit stop on eastbound
Mission Avenue just east of Roymar Road along the project frontage.
This transit stop has been designed in coordination with NCTD.

The Route 303 transit line currently provides direct access to the many
community services and amenities located along the Mission Avenue
corridor. These include commercial shopping districts in downtown
Oceanside, at El Camino Real and Douglas Drive, and at College
Boulevard; library and post office locations near downtown and at El
Camino Real; and various health service providers located along the
route.

Through its connection to the Oceanside Transit Center, Route 303
provides direct access to established regional transit options. Regional
rail service is provided via the Sprinter, Coaster, Metrolink, and Amtrak
lines. A number of bus lines, including Greyhound, also provide service
out of the Oceanside Transit Center.

Topography and Site Drainage

The existing site is level with elevations on-site varying from 30 feet
(above mean sea level) to 27.5 feet across a distance of approximately
1,550 feet, averaging less than 1% slope. The soils on site are typical of
the area, identified as Grangeville fine sandy loam.. The undeveloped
site is vegetated with seasonal grasses.
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Existing drainage sheet-flows towards the southwestern boundary of the
site. This runoff reaches a cross gutter located on Carolyn Circle which
conveys flows westerly to a lined ditch and a series of open and closed
channels, that lead to the San Luis Rey River.

Utility Services

The vacant site is not connected to any existing utility services, although
water, sewer, and electric lines run adjacent to the site with the potential
to serve the property. An above ground electric line exists along the site
frontage on Mission Avenue. The undergrounding of this line would be
required in conjunction with any new development. A six-inch diameter
water line and an eight-inch diameter sewer line run along the opposite
side of Mission Avenue. Eight-inch water and sewer lines also run along
the Carolyn Circle alignment to the west. An 18-inch water main runs
nearby along the Foussat Road alignment. Ultimate utility designs will
be based on a specific development proposal and requirements of the
utility providers.

Airport Environs

The site is located within an area regulated by the Airport Land Use
Compatibility Plan (ALUCP) for the Oceanside Municipal Airport.
Residential, commercial, mixed uses and uses having “vulnerable”
occupants are all considered compatible for development on this site
under the ALUCP. The proposed development received a Consistency
Determination from the Airport Land Use Commission (San Diego
County Regional Airport Authority) in March 2013 noting that the
project is conditionally consistent with the Oceanside Municipal Airport
ALUCP. The ALUCP also notes that the site is not subject to
restrictions due to potential airport noise, but recommends that
notification of the airport location be incorporated in future rental
agreements on the property.

Mission Cove
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Chapter Three
Land Use & Development Regulations

The Mission Cove Planned Development Plan is designed to provide
regulations that facilitate the development of an affordable housing and
mixed-use community on the subject property as outlined by the Vision
Plan. This chapter establishes permitted land uses and development
regulations intended to produce quality development that complements its
surroundings.

Land use designations for the site have been selected to best achieve the
residential density and mix of uses anticipated by the Vision Plan. The
land use and residential density proposed by this PD Plan is consistent
with the proposed General Plan land use designations. The majority of
the Mission Cove site is designated for High Density Residential land
use, with a smaller area designated General Commercial to accommodate
the proposed mixed-use component.

The zoning designation for the entire site will be Planned Development
(PD). The PD Plan establishes development and design standards to
implement proposed on-site uses. This PD Plan also provides specific
criteria for allocation of the density on the site, placing the larger and
more intense uses on the site closer to Mission Avenue, and maintaining
a more modest scale and intensity of uses adjacent to the existing single-
family neighborhood bordering the site on the other three sides.

Development Guidelines were created for the property as part of the
Vision Plan. The Guidelines describe the design intent and
neighborhood character expected for new development on the property,
including residential and commercial design elements. These Guidelines
are incorporated into the Mission Cove PD Plan in their entirety as
‘Appendix A’.
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Planning Areas

The General Plan land use designations separate the site into three
distinct areas. For purposes of this PD Plan these areas are also
designated as individual Plan Areas, shown on Figure 3. The
corresponding General Plan and zoning categories for each Plan Area are
also listed in Figure 3. Proposed development types and appropriate
land uses are described for each Plan Area below.

Plan Area 1

Plan Area 1 (PA-1) represents the majority of the development plan area
with 12.51 acres. Appropriate uses within this area would include:
residential apartment homes within a variety of multi-family buildings;
senior or special needs housing (located with convenient access to
surrounding amenities, services, and commercial uses); resident
administration and support facilities (management offices, resident
community rooms, maintenance, etc.). Child care and general day care
uses are appropriate within PA-1 as ancillary uses proposed in
conjunction with planned residential uses.

Larger scaled buildings shall be situated to the front of the site in PA-1
with  structures proximate to the Mission Avenue fromtage. This
building placement and orientation will help to achieve a dynamic street
frontage along Mission Avenue and will result in an appropriate
separation of these buildings from the single-family neighborhood to the
south.

Buildings proposed in the southern sections of PA-1 shall be reduced in
scale and intensity (compared to buildings in the northern section) in
order to minimize impacts associated with larger structures (i.e. higher
density with more resident activity) on the adjacent single-family
residential areas.

Development within PA-1 shall include generous landscape and open
space areas around and between proposed buildings and along the site
perimeter. These areas should promote active and passive uses, and
consist of plazas, courtyards, paseos, walking trails, resident gardens,
and similar features.

The underlying land use designation for PA-1 is HD-R, allowing for
consideration of appropriately planned multi-family residential uses with
a base density of 21 dwelling units per acre.

Mission Cove
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Plan Area 2

Plan Area 2 (PA-2) is a 1.95-acre portion of the property that fronts
along Mission Avenue and is located within the eastern half of the
overall development site. PA-2 is planned to support a mixed-use
component as a part of the overall PD Plan area. Appropriate uses
within PA-2 include; residential apartment homes (upper floors only),
small-scale retail, service, and office uses. Drive-thru uses and those
that generate heavy vehicular traffic are not appropriate for this area.

Commercial uses within PA-2 are intended to blend into the existing mix
of commercial and non-residential uses located within this area of
Mission Avenue. Buildings within PA-2 should be oriented along the
Mission Avenue frontage to the extent possible, with large setbacks from
existing neighboring residential uses.

Development within PA-2 should feature appropriately scaled landscape
areas and plaza spaces with convenient pedestrian connections to internal
site areas and adjacent areas along Mission Avenue.

The underlying land use designation for PA-2 is General Commercial
(GC) to allow consideration of a mixed-use component with
appropriately planned multi-family residential and low intensity
commercial uses. GC is the most restrictive commercial land use
category within the General Plan that allows for mixed-use development.
A Conditional Use Permit shall be required to consider a mixed-use
proposal within PA-2. Maximum residential density within this area
shall not exceed 29 dwelling units per acre.

Plan Area 3

Plan Area 3 (PA-3) represents an existing 5,600 square foot (0.13 acres)
single-family residential lot located on Carolyn Circle. This lot will be
incorporated into the development area and utilized for landscape and
site drainage features to support proposed development on the remainder
of the PD Plan area. These features are compatible under the existing
SFR-D designation of the property, as such, no land use change is
proposed on this portion of the site.

Permitted Uses

The allowable uses for each Plan Area are listed in Table 1 on the
following page, along with additional regulations and restrictions. These
uses are expected to be incorporated as part of future development
proposals for the Mission Cove property.

Mission Cove
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Table 1

Permitted Uses

Plan Area

Permitted Uses

Additional Regulations

Multifamily Residential

Senior or Special Needs Housing

Allowed as part of a
multifamily or group
residential use.

Resident Support Facilities

Management offices,
maintenance facilities,
resident community rooms,
and similar ancillary resident
serving uses.

Child Care (children under 18)
& General Day Care (18 and over)

Uses permitted only in
conjunction with resident
support facilities with
approval of a Conditional
Use Permit.

Multifamily Residential

Uses aliowed only above
ground floor

Residential Care, Generatl

Permitted only with approval
of a conditional use permit.

Eating Establishments

No drive-thru / drive-up or
alcoholic beverage service
permitted.

Outdoor facilities permitted
per Section 3020.

Offices, Business and Professional

Ground Floor Only

Personal Services

Ground Floor Only

Retail Sales, Limited

Ground Floor Only

Travel Services

Ground Floor Only

Mixed-Use Development

A Conditional Use Permit is
required in conjunction with a
Mixed Use Development
Plan.

Landscape and Infrastructure
Features

Open space area that
includes landscaping,
fencing, and infrastructure
elements that support
proposed development in the
remainder of the PD Plan
area. These items include
water and sewer easements,
storm drains, utility
easements and similar items.

Mission Cove
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Development Regulations

This section establishes the development regulations and standards for
any future development proposal on the subject property. Development
Regulations for the PD Plan area are presented below and in Table 2 on
the following page. Certain development standards such as parking and
landscape requirements are applicable to the overall property. Due to
the potential for multiple buildings and site layouts, regulations for
building height, setbacks and other standards are established for
individual Plan Areas as presented in Table 2.

Where the PD Plan does not address a particular development standard,
the applicable standards of the City of Oceanside Zoning Ordinance shall
apply. The standards for the Residential High (RH) zoning district are
applicable to Plan Area 1 where the underlying land use is (HD-R). The
standards for the General Commercial district (CG) are applicable to
Plan Area 2 with the corresponding land use of (GC). The Single
Family Residential (RS) standards apply to Plan Area 3 with a land use
designation of (SFD-R). If there is a discrepancy between the provisions
of the Zoning Ordinance and the regulations set forth in the PD Plan, the
PD Plan shall prevail.

Site Coverage

A maximum area of 40% of the entire development site is permitted for
coverage by buildings and accessory structures.

Usable Open Space

A minimum area of 400 square feet per dwelling unit shall be required
for the total usable open space provided with the development. A
minimum of 50% of the total usable open space area requirement shall
be in provided as common usable open space located in non-street yard
areas, paseos and similar features, common recreation areas, common
patios, plazas, courtyards, and garden areas. At least two common active
recreation areas, each a minimum of 4,000 square feet in size, shall be
provided to meet a portion of the common usable open space
requirement. Plazas, resident garden areas, playgrounds, and similar
features shall be considered as common active recreation areas.

Site Landscaping
Landscape planting areas shall occupy a minimum of 35% of the entire

site area. Landscape plantings shall be focused along street frontages,
entry drives, plazas, and courtyard areas. A minimum 15-foot wide
landscape area shall be required along the side and rear property
boundary adjacent to single family uses. This area shall feature

Mission Cove
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evergreen trees and shrubs designed to form a dense screening canopy.
This area shall also incorporate a six to eight-foot high screening wall,
fence, or combination thereof, designed to minimize impacts on the
adjacent single-family development. Passive recreation uses, including
trails, are appropriate in this area.

Building Height
The maximum structure height approved with a discretionary application

shall be measured from the finished site grade pursuant to Section
3017.A, Article 30 of the Zoning Ordinance. It is noted that mass site
grading will be proposed as necessary to accommodate stormwater
drainage requirements. In conjunction with the proposed development
plan site finish grades have been raised approximately 3 - 6 feet above
existing grades in order to provide building pads that are at least one foot
above the historic FEMA base flood elevations.

Table 2 - Development Regulations

Applicable to Plan Area 1 2 3
. . 3/40 2
Stories / Height 3740 8
4/50
Setbacks from - -
Mission Avenue 10" min. 10’ min. n/a
Setbacks from
Adjacent Single Family Use*
One Story ° 20 65’
Two Story 80’ 80’ n/a
Three Story 160’ 160’
Four Story 200’ n/a
Setbacks from 40' e e
Adjacent Commercial Use
Building Separation® 20" min. n/a n/a
Signs Per Article 33

Screening of Mechanical Per Section 3021

Equipment

Refuse Storage Areas Per Section 3022
Underground Utilities Per Section 3023
Performance Standards Per Section 3024
Nonconforming Structures Per Article 35

1Four story / 50-foot height permitted for buildings with 75 or more dwelling units.
Applies to fence height and associated landscape structures.

? Mission Avenue setbacks measured from back of right-of-way.

4 Setbacks from adjacent property measured from property line.

% Includes carports. Trash enclosures may be set back a minimum of 10 feet.

® A minimum separation of 10 feet may be permitted for one-story buildings.
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Parking
Off-street parking shall be incorporated with any proposed development

to best serve the proposed mix of uses on the property. Off-site parking
is not permitted to meet the parking requirements established by the PD
Plan. Parking shall be provided per the following schedule:

Table 3
Parking Rggulaﬁons

Use Required Parking Spaces

1.5 / two or more bedroom units,
including 1 covered space
2 [ three or more bedroom units,
including 1 covered space

Senior Housing Apartments* | 0.5/ each unit

1.5 / one bedroom residential units
2 / two or more bedroom units

Family Residential
Apartments

Mixed Use* 1/ 250 sq. ft. for commercial, office,
Applicable to uses located restaurant, and similar non-residential
within the same building uses.

1 loading space (min. 10’ x 20)

Child Care 1/7 participants
General Day Care 1/ 7 participants
Guest Parking 20% of total dwelling units

Additional Requirements

Parking Space Dimensions 8.5' x 18.0" minimum
Drive Aisle Width 28 minimum pavement width
Landscape Areas Per approved development plan

* .. , B .
Provision of covered parking spaces is optional for these uses.

Transportation Demand Management

Transportation Demand Management (TDM) refers to a variety of
strategies that result in a more efficient use of transportation resources.
TDM programs focus on changing or reducing travel demand,
particularly at peak commute hours.

TDM is a key component of the San Diego 2050 Regional
Transportation Plan and its Sustainable Communities Strategy as a way
to ease traffic congestion and reduce air pollution, while improving the
commute for thousands of San Diego region residents. iCommute is the
TDM program for the San Diego region with programs that include
online ridematching services, a regional vanpool program, bicycle
encouragement programs, and other transit solutions. Participation by
commuters and employers in TDM programs is voluntary in the San
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Diego region. (SANDAG white paper “Integrating Transportation
Demand Management into the Planning and Development Process”.)

Certain TDM components are already in place for the Mission Cove site
that can support vehicle trip reductions. The site is located along NCTD
Route 303, a high frequency bus line providing direct access to many
community amenities and to established regional transit options. The site
is also located within %2 mile of an established park and ride lot located
at Mission Avenue and Frontier Drive where carpool and vanpool
options are available.

The opportunity exists at this site to encourage alternatives to drive-alone
peak period commuting and to reduce overall vehicle trips to and from
the property. Development proposed for the Mission Cove site shall
incorporate TDM strategies.  Project specific TDM strategies may
include operational and physical measures such as the following:

Operational Strategies

e [Establish a Transportation Management Coordinator (TMC) for the
development. The TMC will develop and administer TDM strategies for
the site, while working with NCTD and SANDAG to implement established
regional TDM programs. The TMC may be a function of the management
and leasing offices for the development.

e Provide residents with a “move-in” packet that outlines transit service
information and details ridesharing and special transit programs (i.e.
SANDAG iCommute program, NCTD reduced fare programs).

o Develop on-site rideshare, car/van-pool, and shuttle programs for Mission
Cove residents, employees, and visitors.

e Subsidize transit costs or provide incentives to encourage use of transit for
residents and employees.

Physical Strategies
e Create development plans that include specific reductions to standard City
parking requirements and that utilize shared parking options.

e Develop site designs that incorporate pedestrian friendly streetscapes,
enhance pedestrian connections to site surroundings, and provide additional
transit stops with pedestrian friendly waiting areas.

The periodic review of such TDM strategies by the TMC will be
necessary to evaluate their effectiveness. The TMC may routinely adjust
TDM strategies to reflect changing circumstances associated with the site
and region.
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Development Guidelines

Specific Development Guidelines were created for the Mission Cove site
as part of the Vision Plan. These Guidelines are also incorporated into
the Mission Cove PD Plan in their entirety as ‘Appendix A’. Any new
building construction or development within the PD Plan area shall be
designed in accordance with these Guidelines.

The Guidelines describe the design intent and neighborhood character
expected for new development on the site. They provide direction for
the orientation and articulation of buildings, quality senior housing
design, and for sustainable and universal project design.

The Guidelines identify Spanish Colonial as the preferred architectural
style for the development. This style is appropriate as it embodies
California’s historic building elements and responds to the cultural
significance of the nearby Mission San Luis Rey. The style takes its
cues from the simple vernacular used in creating the California mission
system in the 1700’s.

The main characteristic of the Spanish Colonial style is its simplicity of
form. The interrelationship of building massing and scale is important to
successful implementation of the style. The style employs simple wall
planes complemented by combinations of gable, shed, and parapet roof
forms. Arcaded corridors and walkways, arches set on columns,
covered entries, and recessed wall openings are common elements
integrated into such designs and accent the larger building mass. Internal
courtyards, fountain features, and building entries are typically
composed around the major axis of a building or complex of buildings.

The Development Guidelines in Appendix A provide additional detail
addressing the Spanish Colonial architectural style and its application to
the Mission Cove development. Other significant content found in the
Development Guidelines includes the following:

Residential Design Guidelines

Special Needs / Senior Housing Guidelines
Commercial Design Guidelines

Sustainability Guidelines

Universal Design Guidelines

Crime Prevention Through Universal Design (CPTED)

Mission Cove
Planned Development Plan 21 November 2013



Chapter Four
Development Plan

The Mission Cove Planned Development Plan is a document intended to
guide the development of specific proposals for the site. The Vision
Plan established preferred design and development alternatives intended
to result in an affordable housing community that integrates family
residential units, senior housing, and a commercial/residential mixed-use
component. Prominent landscape and open space areas distributed
across the site will enhance these uses. The PD Plan establishes
regulations necessary to implement such development.

The Mission Cove Development Plan, as presented by Figure 4, has
been submitted for consideration by the City of Oceanside in conjunction
with this PD Plan. The development plan application presents the
proposed site layout and project architecture along with additional
information related to aesthetics, building orientation, circulation and
parking, landscaping, open space, and drainage.

The plan proposes a total of 288 residential apartment homes within a
variety of building types carefully located across the site. The
development features family residential apartments, senior apartments,
community support facilities, and a mixed-use building that combines
residential uses with ground floor commercial/office/retail space.

In general, this plan places larger building scale and more intense uses
along the Mission Avenue frontage. Smaller scale buildings, landscape
buffers and open space areas are located within the rear half of the site
and designed to minimize impacts on adjacent single-family uses.

Table 4
Development Plan Summary
Residential Uses

Family Residential Apartments 124 units
Family Resident Resource Center 4,930 sq. ft.
Leasing Office / Administration 800 sq. fi.

Senior Apartments 138 units

Mixed-Use Family Apartments 26 units

Total 288 units

Non-Residential Uses
Mixed - Use Commercial / Office 10,435 sq. ft.

Mission Cove
Planned Development Plan 22 November 2013
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Access to the Mission Cove site is proposed solely from Mission Avenue
via two private drives; one a signalized intersection at Roymar Road, the
other a right-in / right-out only drive located further west. A network of
private drives and aisles allow circulation throughout the site and provide
for emergency access routes.

A network of walkways, plazas, trails and open space areas provide
pedestrian circulation across the property. Internal sidewalks and trails
will connect a series of active and passive spaces, and link to the
pedestrian walkway paseo system connecting the various residential areas
of the site. The pedestrian circulation design includes seating areas and
activity nodes intended to facilitate interaction among residents. A five-
foot wide decomposed granite trail will connect various amenity and
activity nodes across the site. The activity areas and nodes are designed
and located to balance passive and active recreation uses. Sidewalk
nodes and ‘bump-outs’ are located at specific locations on site to provide
focused and safe pedestrian routes across internal vehicle drives. These
nodes are integrated into the overall pathway system that will convey
pedestrians throughout the entire site area.

Mixed Use Development Plan

The Mission Cove Mixed Use area is represented by Plan Area 2 (PA-
2), a 1.95-acre portion of the property that fronts along Mission Avenue
and is located within the eastern half of the overall development site.
' The underlying land use designation for PA-2 is proposed as General
Commercial (GC) which allows for mixed-use development. The Mixed
Use Plan proposes a vertical mix of commercial and residential uses
within the same building. Neighborhood serving retail, office, service,
or similar uses would be located on the ground floor with residential
units located above the non-residential space.

The Mission Cove Development Plan submitted in conjunction with this
PD Plan presents a specific site plan layout and proposed architecture for
the mixed-use development planned within PA-2 and, as such, it serves
as the required “Mixed-Use Development Plan”. It proposes a vertically
integrated plan with uses designed to share parking, traffic circulation,
open space areas, and similar site amenities. The Development Plan
presents project specifics related to items including; aesthetics, building
orientation, circulation and parking, landscaping, and site drainage.

A three-story building (shown as Building #5 on the Development Plan)
is planned within PA-2 that will feature a blend of commercial, office,
and retail uses on the ground floor with 26 multi-family residential

Mission Cove
Planned Development Plan 24 November 2013



apartments located on levels two and three. The proposed residential
unit density for the mixed-use area is 13.33 dwelling units per acre, well
within the allowed maximum of 29 dwelling units per acre as listed in
Section 1130(X).

The mixed-use building is designed to create a compatible environment
between the proposed residential and non-residential uses - achieved, in
part, by the vertical separation between the use areas. The non-
residential space is limited to the first level of the building with separate
entrances allocated to each potential tenant space, while a private
dedicated lobby will provide elevator and stair access to the residential
units located on levels two and three.

The PD Plan permits non-residential uses consisting of limited retail,
office, small-scale restaurants, and personal services; all intended as
community and neighborhood serving uses. The limited scale of the
building footprint will help to avoid the development of higher intensity
uses in the non-residential space that could be incompatible with the
adjacent residential uses.

The first floor commercial spaces are designed to connect to a pedestrian
oriented streetscape along Mission Avenue. The building will also open
onto a plaza area located to the interior of the site. The plaza will
provide a passive open space that can allow for social interaction
between residents and visitors. This mixed-use component implements a
significant goal identified in the Vision Plan and allows for a
development that is consistent with the General Plan and compatible with
surrounding residential and commercial uses.

Mission Cove
Planned Development Plan 25 November 2013
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Appendix A

DEVELOPMENT GUIDELINES

Source:

Mission Avenue Affordable Housing / Mixed-Use
Development Vision and Strategic Plan (Vision Plan)
Chapter 5 - Development Guidelines

March 2010
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Development Guidelines

* Scheduling activities in common areas increases proper use, attracts more
people and increases the perception that these areas are controlled.

5.8.4 Maintenance

Maintenance is an expression of ownership of property. Deterioration indicates
less control by the intended users of a site and indicate a greater tolerance

of disorder. The Broken Windows Theory is a valuable tool in understanding

the importance of maintenance in deterring crime. Broken Windows theory
proponents support a zero tolerance approach to property maintenance,
observing that the presence of a broken window will entice vandals to break more
windows in the vicinity. The sooner broken windows are fixed, the less likely it is
that such vandalism will occur in the future.

Mission Avenue Affordable Housing/Mixed-Use Development Vision & Strategic Plan 5-47
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Development Services Department / Planning Division
(760) 435-3520

Oceanside Civic Center 300 North Coast Highway
Oceanside, California 92054-2885

Application for Dlsgreglonag Permit

Please Print Or Type All Information

MAR 08

e CITY OF OCEANSIDE

HEARING

RECEIVED

BY

RC
2012

"EC

L=

PART I - APPLICANT INFORMATION

1. APPLICANT
A. National Community Renaissance, and

B. Community Housing Works

2. STATUS

oA _GPAYZ. - 0000
MASTERISPPLAN DT |7 -

Lesee/Developer

ZONE CH. Z-A\Z - 00003

The Lightfoot Planning Group attn: Dan Niebaum

3. ADDRESS 4. PHONE / FAX / E-mail TENT P T Z - OO0O |
A. 9065 Haven Ave, Ste 100, Rho Cucamonga, CA 91730 |A. 909-483-2444

B. 4305 University Ave, Ste 550, San Diego CA 92105 B. 619-282-6647 AR, MR

5. APPLICANT'S REPRESENTATIVE (or person to be contacted for information during processing) DEV. PL D \Z -0000 (D

cur. CUPLZ- 0000

SFD-R - Sgl Fam Resid

6. ADDRESS 7. PHONE / FAX / E-mail VARIANCE % 0000
5900 Pasteur Ct. Suite 110 (760) 692-1924 phone
©00
Carlsbad, CA 92008 danN@lightfoot cos. 0000
PART II - PROPERTY DESCRIPTION OHPAC.
8. LOCATION 9. SIZE
South side of Mission Avenue between Carolyn Circle and Foussat Road. 14.59 gross acres
14,52

10. GENERAL PLAN 11. ZONING 12. LAND USE 13. ASSESSOR'S PARCEL NUMBER

LI - Light Industrial IL - Limited Industrial Vacant 160-270-12

RS - Sngl Fam Resid 146-061-03

14, LATITUDE 33° 12 52'N

15. LONGITUDE

117° 20'44"W

PART III - PROJECT DESCRIPTION

16. GENERAL PROJECT DESCRIPTION

care programs for children and seniors.

288-unit affordable housing project including 150 family units, 138 senior units, 10,435 sf of commercial mixed use space, with day

17. PROPOSED GENERAL PLAN 18. PROPOSED ZONING
HDR - High Density PD - Planned
| Resid, GC Gen Commi, |  Development |

22. BUILDING SIZE 23. PARKING SPACES

19. PROPOSED LAND USE
Multi-family Residential,

20. NO. UNITS
288

21. DENSITY
19.8 overall

24. % LANDSCAPE

25. % LOT COVERAGE or FAR

358,088 sf 494 spaces 42.8% 22% lot coverage
total for all buildings
PART IV - ATTACHMENTS
X |26. DESCRIPTION/JUSTIFICATION X |27. LEGAL DESCRIPTION X |28. TITLE REPORT
X [29. NOTIFICATION MAP & LABELS X |30. ENVIRONMENTAL INFO FORM X {31. PLOT PLANS
X' {32. FLOOR PLANS AND ELEVATIONS 33. CERTIFICAT!ON OF POSTING X ]34. OTHER (See attachment for required reports)

PART V - SIGNATURES

SIGNATURES FROM ALL OWNERS OF THE SUBJECT PROPERTY ARE NECESSARY BEFORE THE APPLICATION CAN BE ACCEPTED. IN THE CASE OF PARTNERSHIPS OR
CORPORATIONS, THE GENERAL PARTNER OR CORPORATION OFFICER SO AUTHORIZED MAY SIGN. (ATTACH ADDITIONAL PAGES AS NECESSARY).

35. APPLICANT OR REPRESENTATIVE (Print):

36. DATE

37. OWNER (Print)

38. DATE

,2/24///.2,

Yoo

City of Oceanside




MISSION COVE
AFFORDABLE HOUSING / MIXED-USE DEVELOPMENT

General Plan Amendment, Zone Amendment,
Conditional Use Permits, Tentative Map, and Development Plan

Description and Justification
November 2013 (revised)

This application presents a proposal for an affordable housing and mixed-use development
consisting of a General Plan Amendment, Zone Amendment, Conditional Use Permit, Tentative
Map, and Development Plan. The development, known as Mission Cove, is proposed on 14.59
acres of City owned property generally located on the south side of Mission Avenue between
Foussat Road and the Carolyn Circle / Airport Road alignment. The site encompasses an
undeveloped parcel that fronts on Mission Avenue and a single-family residential lot located at
3206 Carolyn Circle (APNs 160-270-12, 146-061-03).

The City of Oceanside Housing Task Force identified this site for potential affordable housing.
Subsequently, the City purchased the site and dedicated funding in anticipation of such a
development. In 2010, following a substantial community engagement process, the City approved
the Mission Avenue Affordable Housing / Mixed-Use Development Vision and Strategic Plan
(Vision Plan) to present planning, design, and implementation strategies for the site. The Vision
Plan identified the preferred development of the site to include a combination of affordable family
apartment homes, senior or special needs housing, a commercial/office plaza, a resident
community center, pocket parks and active/passive open space.

This application represents implementation of the Vision Plan and proposes an affordable housing
community that integrates family apartment units, senior housing, a commercial/residential mixed-
use component, with prominent landscape and open space areas throughout the site. A total of 288
family residential and senior apartment homes are proposed. The Mission Cove Planned
Development Plan (PD Plan) has been developed as a separate document to establish planned land
uses, development regulations, and design guidelines for the overall plan area.

The Mission Cove site is located in the northwest portion of Oceanside within the Loma Alta
Neighborhood Area approximately one mile east of Interstate 5 and one-half mile south of
Highway 76. The San Luis Rey River is approximately one-half mile to the north and the Pacific
Ocean is 2.5 miles to the west. The property is surrounded by a variety of land uses including an
adjacent single-family residential neighborhood located to the south, east, and west. A gasoline
service station is situated directly northwest of the site. A mix of commercial uses is established
opposite the site on the north side of Mission Avenue including a small convenience market,
animal hospital, and motel. The La Mision Village Apartments are also located directly across
Mission Avenue. An area of light industrial uses is established farther to the north extending to
Highway 76. The Oceanside Municipal Airport is located nearby on the north side of Highway
76. City Fire Station #7 is also located nearby on the northeast corner of Mission Avenue and
Foussat Road.

Mission Cove
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GENERAL PLAN AMENDMENT

The majority of the property is under a current General Plan designation of Light Industrial (LI)
that does not provide for the ultimate residential densities and mixed-use development proposed by
the Vision Plan and specified by the PD Plan. A General Plan Amendment is proposed that will
designate the property for High Density Residential (HD-R) and General Commercial (GC) land
uses to allow for the envisioned residential and mixed-use components. A small portion of the site
that fronts onto Carolyn Circle is an existing single-family residential lot designated as Single
Family Residential Detached (SFR-D).

ZONE AMENDMENT

The majority of the property is currently designated as Limited Industrial (IL) under the City’s
Zoning Ordinance. The portion of the site fronting on Carolyn Circle is zoned Single Family
Residential (RS). A Zone Amendment is proposed that will designate the entire property as Planned
Development (PD). The Mission Cove PD Plan has been developed as the regulatory document that
will govern development of the site.

The PD zoning designation was determined to be the most appropriate category to allow for the
proposed variety of residential uses and mixed-use components. As the implementing tool for this
zoning category, the PD Plan establishes regulations allowing for an appropriately scaled
development that realizes the housing density goals of the Vision Plan while minimizing impacts on
the surrounding single-family residential neighborhood and implementing design criteria of the
Vision Plan.

DEVELOPMENT PLAN

Mission Cove is comprised of fourteen separate buildings on the site that will house the proposed
residential and mixed uses, resident support, and administration facilities. Five buildings are
oriented directly along the Mission Avenue frontage to create a strong streetscape element for the
community, while the remaining buildings are clustered around internal landscape and open space
areas. These site areas consist of plazas, courtyards, paseos, walking trails, resident gardens, and
tot lots, along with other passive and active elements.

The project features family residential apartments, senior apartments, community support
facilities, and a mixed-use building that provides for ground floor commercial/office/retail space
with family apartment units above. This plan places the larger scale and more intense uses along
the Mission Avenue frontage. Smaller scale buildings, landscape buffers and open space areas are
situated within the rear half of the site and designed to minimize impacts on adjacent single-family
uses.

A summary of the proposed site development is outlined in Table 1 as follows:

Mission Cove
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Table 1
Development Plan Summary

Family Residential Apartments 124 units
Senior Apartments 138 units
Mixed-Use Family Apartments 26 units

Total 288 units

Non-Residential Uses
Mixed — Use Commercial / Office 10,435 sq. ft.

Family Apartment Component

Significant design revisions are proposed within the family apartment area in response to developer
needs, staff comments and storm water requirements. These include design revisions to Buildings
2, 7 & 9; the reconfiguration of Buildings 10, 11 & 12 resulting in the removal of garages; the
provision of only two and three-bedroom units within all the family apartment buildings; and
reductions in the overall parking provided based on lower minimum parking ratios.

The family residential apartments will be distributed among ten separate multi-family buildings
located in the western portion of the site with additional family apartments in the mixed-use
building, as discussed below. Four different building designs are proposed that will provide
variations in unit count, orientation, height, and garage options. Each structure is designed to
provide direct patio entries for first floor units with common stairwell and hallway access for the
second and/or third floor units. A limited number of garages will be included in seven out of the
ten buildings, with entries designed to face internal areas of the site.

Five ‘walk-up’ apartment buildings will be situated in the northwest portion of the site, with three
of the structures oriented directly along the Mission Avenue frontage. The walk-up buildings
feature two unique footprints and are and designed at a maximum height of three stories & 40 feet
(33’ to eaves; 40°to peak of roof). Buildings 2, 7 & 9 represent the larger of the two building
designs and will feature ground floor ‘paseos’ that will allow for additional views and enhanced
pedestrian connections into the project site. Buildings 1 & 3 are slightly shorter in length and
front directly on Mission Avenue.

Five smaller ‘courtyard’ apartment buildings are proposed in the southern portion of the site. The
courtyard buildings also feature two unique footprints designed at a maximum height of only two
stories. Buildings 10, 11 & 12 will not house garages and are designed to a maximum height of 26
feet (18’ to eaves; 26’ to peak of roof). Buildings 13 & 14 will house individual enclosed garages
areas and are designed to a maximum height of 29 feet (22’ to eaves; 29’ to the peak of roof).

In order to reduce potential impacts on the adjacent single-family residential uses, careful
consideration has been taken in the proposed location and orientation of these apartment buildings
on the site. The larger three-story buildings are situated near the Mission Avenue frontage and
set back over 190 feet from the nearest single-family residence. The courtyard buildings are

Mission Cove
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stepped down to a maximum two-story height and are reduced in scale. These apartment buildings
are aligned on a north-south access to minimize exposure of the building mass to the adjacent
single-family homes. They are set back over 80 feet from southern property boundary.

A Family Resident Resource Center is proposed to be located in the southwest portion of the site
within the family apartment area. The facility will contain administrative space, a computer lab,
kitchen, an after school room, and child day care room. The 4,930 square-foot single-story
building will feature an architectural entry tower element and covered loggias along its exterior.

A 1,128 square-foot leasing office will be centrally located within the family apartment area. This
single-story building will house administrative office space and a maintenance/storage room. The
central mailbox bank for the family units will also located adjacent to this building.

Mixed-Use Component

A three-story “L” shaped mixed-use building is proposed on a 1.95-acre portion of the property
fronting along Mission Avenue within the eastern half of the site. The underlying land use
designation is proposed as General Commercial (GC) to allow for the mixed-use development
component combining multi-family residential units and low intensity commercial uses.

The building is designed to accommodate a blend of commercial, office, and/or retail uses on the
ground floor with a total of 26 one-bedroom family apartments located on levels two and three.
The building represents a vertically integrated plan with uses designed to share parking, traffic
circulation, open space areas, and similar site amenities. The building is designed at a maximum
height of 40 feet and is set back over 160 feet from the nearest single-family uses.

Senior Housing Component

The senior housing component of Mission Cove will consist of a single three- and four-story
building situated along the Mission Avenue frontage near the midpoint of the site boundary. The
facility will accommodate 138 senior apartments including studios, one, and two-bedroom units.
The facility will dedicate 20% of the apartments for special needs residents, with at least half of
those units designated for homeless veterans.

The building is organized around a large central courtyard space. Additional resident amenities
include lounges and outdoor patios, a community room, craft areas, and a computer/tech room.
The seniors’ building will also house necessary support services including administrative and
leasing offices, mail, laundry, and maintenance areas. Approximately 1,000 square feet of first
floor space within the building is also dedicated for the operation of an Adult Day Care program,
with additional shared space to accommodate program needs.

The senior housing structure is the largest building proposed on the site and is oriented
accordingly. Although the building rises to a maximum height of 50 feet, this is only to the top
ridge of an architectural tower feature integrated above the main entry. The north (Mission
Avenue) and east wings of the building are designed to a height of four stories (41.5” to eaves &
47’ to ridge), while the south and west wings are limited to three stories (31° to eaves & 38’ to
ridge). The building is set back over 200 feet from the southern property line and adjacent single-

Mission Cove
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family residences. The position of the smaller scale two-story apartment buildings and additional
landscape areas proposed on site will act to transition building scale between the senior facility and
single-family uses.

The overall building data for Mission Cove is presented as follows:
Table 2

Mission Cove
Building Summa

Unit Mix

Building Building Garage
Type Height Studio 1BR 2BR 3BR Total Spacesi
Walk-up
Apartments #1
Building 2 40’/ 3 stry 6 10 16 10
Building 7 40’/ 3 stry 6 10 16 10
Building 9 40’/ 3 stry 6 10 16 10
Walk-up
Apartments #2
Building 1 40' / 3 stry 10 6 16 8
Building 3 40'/ 3 stry 10 6 16 8
Courtyard
Apartments #1
Building 10 29’/ 2 stry 6 4 10 0
Building 11 29'/ 2 stry 6 4 10 0
Building 12 29'/ 2 stry 6 4 10 0
Courtyard
Apartments #2
Building 13 29’/ 2 stry 4 3 7 7
Building 14 29'/ 2 stry 4 3 7 7
Family Resident ,
Resource Center | 29'/1stry
Leasing _
Office 12'/1 Stry
Mixed-Use
Building ' -
Includes 10,435 sfof | 0 /3SW . &
non-residential space
~ Family Apartment | 1 26 |
. Sub-total | T
Senior 50'/4stry | 28 | 104 | 6 138 -
Housing

Dwelling Unit
Totals

1 - 68 Carports are provided in addition to garages to meet a portion of the covered parking
standard. A total of 128 covered spaces are provided to serve the Family Apartment area.

Mission Cove
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Site Coverage and Density

The PD Plan permits a maximum site coverage amount of 40% for buildings and structures. The
current project design results in a site coverage amount of only 23.8%. The proposed residential
unit density for the overall development is 19.8du/acre. The PD Plan establishes separate
densities for the project based on the proposed underlying General Plan land use designation. The
mixed-use area is designated as (GC) and proposes a density of 13.3 dwelling units per acre, well
within the allowed maximum of 29 du/acre permitted by the PD Plan. The existing single-family
lot on Carolyn Circle is 5,600 square feet (0.13 acres) in size and will remain designated (SFD-R)
providing for landscape and storm drainage features. The remainder of the site area is designated
as (HD-R) for the family residential and senior apartments with a density of 20.9 du/acre,
consistent with the base density of 21 du/acre established by the PD Plan.

Architecture

Implementing the design goals of the Vision Plan, Mission Cove will prominently feature the
Spanish Colonial architectural style with a particular focus on building scale and articulation.
Although various facade types are proposed throughout the development, similar architectural
elements and design features will be incorporated across the multiple building types for a
coordinated design and sense of place. The specific orientation of the buildings and coordinated
use of multiple design materials will help to create varied and interesting street scenes within the
site and along its edges. Design elements and building materials will include concrete tile roofs,
covered entryways, recessed windows, decorative window surrounds, metal gate elements,
decorative metal grilles, wood rafter tails, and decorative ceramic tile. Other features
incorporated into the architecture and site design include large courtyards and patio spaces, low
pitched tile roofs, arcaded corridors, arches, and curved gables and tower elements. The project
articulation is intended to provide interesting visual elements from all vantage points.

Relationship to Vision Plan

The Vision Plan describes planning principals and a preliminary vision concept for the site under
Chapter 4 - Vision Statement and Planning Principals. This Chapter describes the design intent
and site development concept of the illustrative concept plan through several development criteria.
One of these development criteria addresses building height and scale, noting that the Vision Plan
design utilized a maximum building height of 36 feet. All buildings on that plan were shown as 3-
story structures, except for the southern end units of the “walk-up” apartments which were limited
to 2-stories.

The conceptual site layout and development criteria presented in the Vision Plan were based on the
limited site constraint information available at the time the Vision Plan was developed. Specific
grading plans and drainage studies were not developed as part of the Vision Plan process.

Additional site studies have since been prepared to evaluate site conditions, including geotechnical,
cultural resource, and drainage studies. The results of these studies have dictated changes in
building placement and grading design from the initial Vision Plan concept. This involved
changing the site plan with the challenge of maintaining the expected 288 family and senior units.
The changes included providing larger open areas for storm water features and resource
protection, while relocating the seniors building and reconfiguring the family apartments.

Mission Cove
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In order to promote compatibility with the adjacent single-family residential uses as called for in
the Vision Plan, careful consideration has been taken in the proposed location and orientation of
the buildings and landscape features on the site. The larger three-story apartment buildings,
seniors building, and mixed-use building are situated near the Mission Avenue frontage and set
back over 190 feet from the nearest single-family residence. The courtyard apartment buildings
located nearest to the single-family uses are reduced in scale and limited to a maximum two-story
height. These apartment buildings are aligned on a north-south access to minimize exposure of the
building mass to the adjacent single-family homes. They are set back over 80 feet from southern
property boundary - exceeding the 65-foot setback of the Vision Plan concept. A minimum 23-
foot wide landscape buffer is designed along the single-family perimeter to provide additional
separation between the existing homes and the proposed development. The area will include
evergreen tree and shrub plantings with layered screening shrubs and groundcovers intended to
form a dense screening canopy that will buffer views to and from the site.

The great majority of structures proposed on site are limited to a three story building height
(including the south and west wings of the seniors building) with only the upper-most portions of
their roofs exceeding the 36-foot criteria. The senior facility (Building 4) is the only proposed
building with elements that would exceed three stories. In order to provide the prescribed 138
dwelling units within a smaller footprint (than previously anticipated by the Vision Plan) the north
and east wings of the building are designed as four-story components. The building is also set
back over 200 feet from the nearest single-family residences and is aligned with the larger site
buildings along the Mission Avenue frontage.

The proposed development plan has been prepared to maximize compatibility with and implement
the design intent of the Vision Plan. The plan limits building scale while providing significant
setbacks and landscape buffers for site areas most adjacent to single-family uses.

Building Height

The Mission Cove PD Plan establishes that maximum structure height shall be measured from the
finished site grade pursuant to Section 3017.A, Article 30 of the Zoning Ordinance. It is noted
that mass site grading will be proposed as necessary to accommodate stormwater drainage
requirements. In conjunction with the proposed development plan, site finish grades for building
pads are designed approximately 3 - 6 feet above existing grades in order to provide building pads
that are at least one foot above the historic FEMA base flood elevations.

It should also be noted that the existing grade elevations of the development site are approximately
1 - 2 feet lower than the existing grades of the adjacent single family lots. Site grading across the
property is proposed as necessary to support site stormwater drainage requirements. Building pads
have been raised as necessary to be one foot above the historic FEMA base flood elevations. The
result is that the finish grades along the southerly project perimeter vary from approximately 0.5 -
4 feet above the single-family property elevations, while the building pad finish grades are
proposed approximately 3 - 6 feet above those same single-family elevations. The overall increase
in grades is minimal, especially considering the expanse of the development site, large setbacks to
multi-story buildings, and the significant landscape buffer proposed along the perimeter of the site.
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As previously described, specific family apartment buildings, the mixed-use building and the
senior housing building proposed with the current development plan would exceed the 36-foot
height criteria utilized by the Vision Plan illustrative concept plan. Family apartment buildings 1,
2, 3, 7 & 9 and the mixed-use building (Building 5) are all 3-story buildings that feature low-
pitched roofs with maximum roof ridge heights of 40 feet. The senior housing building (Building
4) is designed with 3 & 4-story sections with maximum roof ridge heights of 38 feet and 47 feet,
respectively. Building 4 also features an architectural tower element at its main entry with a
height of 50. The remaining buildings proposed on site are all designed as 1 & 2-story structures
at maximum heights of 29 feet.

Access and Circulation

The Mission Avenue location is well served by the existing network of nearby roads and
highways. Foussat Road is located to the east, while Airport Road is aligned with Carolyn Circle
to the west. Both roads connect to Highway 76 north of the site. Interstate 5 is located
approximately two miles to the west, with El Camino Real situated one mile to the east.

Access to Mission Cove is proposed solely from Mission Avenue via two private drives; one a
signalized intersection at Roymar Road, the other a right-in / right-out only drive. The Roymar
Road intersection represents the community’s main entry and provides convenient access to the
senior housing and mixed-use areas of the site. The second entry drive will be located at the west
end of the Mission Avenue frontage and will provide direct access to the family apartment area of
the site. The entry drives will act as focal points on the property and will include entry signage,
enhanced paving, and dense landscape screening.

A system of private drives will allow vehicle circulation throughout the site, provide access to
parking areas, and provide emergency access routes. The pavement section of the internal drives
is generally 32 feet in width; increasing to 40 feet in width at the main site entries and decreasing
to 28 feet for a small portion of drives providing access to surface and garage parking.

An extensive network of walkways, plazas, trails and open space areas will provide pedestrian
circulation throughout the property. Enhanced paving at designated pedestrian crossings over the
private drives will allow for safe pedestrian access across the site and serve as traffic calming
features. The portion of the site fronting on Carolyn Circle will not allow for pedestrian or
vehicle access to the site; although, a gate will be installed here to allow utility vehicle access as
required for periodic maintenance of the adjacent storm drain and water quality basin.

Parking

The PD Plan establishes parking requirements for Mission Cove. Off-street parking will be provided
through a combination of surface, garage, and carport parking spaces. The overall parking
distribution is designed to best meet the needs of the proposed uses. The standards in the PD Plan
reflect the anticipated needs and demands for the specific combination of uses planned on site. Based
on the PD Plan, a total of 441 parking spaces are required on site. The proposed design provides
451 spaces, exceeding the overall requirement by 10 spaces. A breakdown of parking requirements
is presented in Table 3.
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Table 3
Mission Cove Parking

Parking Standard Required Provided

1.5 / two bedroom units, including
Family Residential 1 covered space el e &
Apartments 1 2 / three bedroom units, including
1 covered space 60 du 120 120
Child Care 1/ 7 participants 50 children 7 7
Guest Parking 20% of total dwelling units 124 du 25 26
1.5/ one bedroom
residential units 26du 39 -y
. 1/ 250 sq. ft. for commercial,
M",‘°°_' Use office, restaurant, and similar non- 10,435 sf 42 50
Building residential uses.
1 loading space (min. 10’ x 20') - 1 1
Guest Parking 20% of total dwelling units 26 du 5 5
Subtotal Mixed Use Area 87 1 9e
EenioguioLsing 0.5/ each unit 138 du 69 69
Apartments
General Day Care 1/ 7 participants 60 adults 9 9
Guest Parking 20% of total dwelling units 138 du 28 28
 Subtotal Senior Area _106| 106
Development Totals 441 451

Parking for the family residential units will be generally distributed across the western portion of the
site adjacent to the multifamily buildings, with guest parking spaces strategically located throughout
the site. Angled parking is proposed along both sides of the private drive that will separate the walk-
up apartments from the courtyard apartment area. Sidewalks and enhanced landscaping are designed
adjacent to this parking area to create a ‘commons’ or paseo feature through this central portion of
the site. A total of 249 parking spaces are provided in the family apartment area. This amount
factors in the reduced ratios of 1.5 spaces per two-bedroom unit and 2.0 spaces per three-bedroom.
A total of 60 garage spaces will be provided within the family apartment buildings along with 68
carports in the family apartment area. This allows at least one covered space to be provided for each
family apartment.

1 - A total of 128 covered spaces (60 garages and 68 carports) are provided to serve the Family Apartment area.
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The majority of dedicated parking for the senior housing will be provided in the parking area
located south of Building #4. Additional parking may be distributed nearby on-site. A drop-off/
pick-up lane will also be provided near the building’s main entry. A total of 106 parking spaces
are provided in the senior housing area to serve residents, guests, and employees.

Although Mission Cove is designed to exceed the PD Plan requirements, the community is also
designed utilizing a shared parking concept. This anticipates that the periods of peak parking
demand will differ between the residential and commercial uses and that the same parking spaces
can serve these uses without conflict. Due to the nature of the mixed-use component, shared
parking is anticipated among the residential and commercial/office/retail uses within the parking
area adjacent to Building #5. This parking area also provides parking spaces that may be used to
support potential overflow needs of the family apartment area. A total of 96 parking spaces are
provided in the mixed-use parking area.

Shared parking is expected to be utilized by residents and visitors to the senior housing facility and
to facilitate drop-off / pick-up activity associated with the proposed general day care use. Shared
parking is also anticipated in conjunction with the child day care use planned as part of the family
resident resource center. Parking areas will be designated and signed for uses with limited hours,
such as daycare and leasing; and will be available for additional guest parking outside of these
hours. The applicant intends to post signs in the mixed-use parking lot area to enforce the shared
parking rules that will be developed by the management team.

Transportation Demand Management

The Mission Cove development will be able to apply several Transportation Demand Management
(TDM) strategies with a goal to achieve a more efficient use of transportation resources and reduce
vehicle trips to and from the site. The PD Plan provides a ‘toolbox’ of TDM strategies and
criteria that may be implemented with development on this site.

Certain TDM components are already in place for the Mission Cove site that can lend to vehicle
trip reductions. The site is located along NCTD Route 303, a high frequency bus line that
provides direct access to many community amenities and established regional transit options. The
site is also located within % mile of an established park and ride lot located at Mission Avenue and
Frontier Drive where carpool and vanpool options are available.

The development is designed to provide non-contiguous sidewalk and landscape improvements
along Mission Avenue to create a pedestrian friendly streetscape. Pedestrian crossings are
provided via signalized intersections to allow connectivity with surrounding shops, services and
transit stops. The development proposes to add a new transit stop on eastbound Mission Avenue
just east of Roymar Road along the project frontage. This transit stop has been designed in
coordination with NCTD and will provide a pedestrian friendly ADA compliant waiting area with
a shelter. The development will also implement alternative parking standards and provide for
shared parking opportunities on site.

Additional operational TDM strategies and programs are available for the Mission Cove
management team to consider as the project develops. These strategies may include coordination
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with SANDAG and NCTD to implement existing regional TDM programs. Mission Cove
management may also investigate direct opportunities to provide residents and employees with
transit information packets, subsidize transit costs for residents and employees, and to facilitate on-
site rideshare or carpool programs. A transportation program for seniors currently exists in
Oceanside. The program ‘Solutions for Seniors on the Go’ provides taxi, van, and volunteer
driver transportation options that could be incorporated with the Mission Cove development.

Landscape Design

The conceptual landscape design for Mission Cove promotes Vision Plan principles with regards to
sustainability, universal design, low impact development, defensible space and water conservation.
The landscape embraces the economic, cultural and age diversity of prospective residents and aims
to provide opportunities for interaction at various pedestrian nodes and amenity areas.

A decomposed granite trail will connect a series of active and passive spaces, and links to the
pedestrian walkway paseo system that will connect the various residential areas of the site. This
design takes into consideration views from resident windows, as well as the experience from
numerous covered walkways and building entries, and uses the geometric planters and curvilinear
paseos to create dynamic patterns that may be appreciated from upper story windows, patios, and
terraces, as well as from the pedestrian level. Landscape screening will soften the view of
structures from on-site residents and the surrounding community.

The landscape design features drought tolerant ornamental trees and shrubs selected to support
water conservation efforts. Evergreen trees and shrubs are proposed that have dense screening and
fast growth habits. The planting palette also includes California native species that have
historically been used by local Native Americans. Some of the plants are edible or have been
traditionally used for basketry, medicinal, or other functional purposes. Storm-water areas will
feature meadow-like plantings and include numerous California natives. Orchard trees, resident
garden plots, and edible ornamental species are also included in the landscape design.

The pedestrian circulation design includes seating areas and activity nodes intended to facilitate
interaction and integration among residents. A five-foot wide decomposed granite trail will
connect various amenity and activity nodes with surrounding site areas. The activity areas and
nodes are designed and located to balance passive and active recreation uses. Amenities include
tot-lots, benches and sitting areas, recreation areas, and exercise equipment distributed among
various ‘parcourse’ style stations. Enhanced pedestrian crossings are designed across vehicle
drives throughout the site to promote safe pedestrian circulation.

Plazas, courtyards, and other common area hardscapes are designed to reflect forms and
geometries that are reminiscent of Mediterranean gardens. These areas feature courtyard entries, a
hierarchy of forms, and sequential spaces that tend to be axial in organization. An informal
layering of plants with loose and natural growth habits will offset formal hardscape geometries.
The landscape plan proposes a low maintenance program requiring very few plants to be sheared
unless desired for a topiary effect.
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Landscape Coverage and Usable Open Space

The PD Plan requires that landscaping shall occupy a minimum area of 35% of the overall site.
The proposed landscape design achieves a landscape area of 281,476 square feet, representing
44.4% of the overall site area. A minimum area of 400 square feet per dwelling unit is also
required to be dedicated as usable open space with at least 50% of that total area to be provided in
common areas. The minimum usable open space area required for the development is 115,200
square feet. The minimum common usable open space requirement is 57,600 square feet. The
proposed development will significantly exceed usable open space requirements by providing
nearly 127,000 square feet in usable common and private areas. The development provides
112,263 square feet of common usable open space across the site. An additional 14,700 square
feet of private usable open is provided by individual apartment units in private balconies, patio
areas and terraces.

The PD Plan requires that at least two common active recreation areas with a minimum size of
4,000 square feet each be provided to meet a portion of the common usable open space
requirement. The common usable open space for Mission Cove includes active and passive areas.
As discussed in the PD Plan, the mixed-use building plaza, resident garden, and the senior housing
courtyard would all be considered as active common usable open space areas. These areas are
designed at minimums of 15,000 square feet, 10,000 square feet, and 7,700 square feet in size,
respectively - each far exceeding the minimum requirement.

Perimeter Landscaping and Fencing

The PD Plan requires a minimum 15-foot wide landscape area to be provided along the side and
rear property lines of the site adjacent to existing single-family uses. A minimum 23-foot wide
buffer is designed along this perimeter to provide additional separation between the existing homes
and the proposed Mission Cove development. The area will include evergreen tree and shrub
plantings with layered screening shrubs and groundcovers intended to form a dense screening
canopy. Portions of the perimeter area will also include a meandering five-foot wide decomposed
granite trail that connects with the on-site trail and sidewalk system. The perimeter landscaping is
designed to screen pedestrian activities anticipated along this trail.

The Development Team collaborated with neighboring property owners on the west side of the site
to address the appropriate design for the perimeter wall and fencing along the site boundary. The
plans reflect the a proposed six-foot high fence design with eight-foot high sections as designated
along specific properties adjacent to the west end of the site. The Conceptual Landscape Plan and
Site Section Exhibit show the specific fence height and design for this perimeter area. A three-foot
wide brow ditch is proposed adjacent to the fence on the Mission Cove side of the property line
and will serve to convey storm water across the site. The decorative block base of the fence is
designed to facilitate existing off-site drainage patterns allowing flows into the proposed brow
ditch.

Mission Avenue Frontage

A significant feature of Mission Cove is the proposed streetscape improvements and orientation of
buildings along the Mission Avenue frontage. Improvements within the Mission Avenue right-of-
way will consist of a five-foot wide parkway and non-contiguous five-foot wide public sidewalk.
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The proposed right-of-way landscape will include varieties of drought tolerant shrubs, vertical
accent plants, and groundcovers. Street trees will consist of the Chinese Pistache variety to match
existing street trees along Mission Avenue. Evergreen trees are proposed along the interior of the
property line to provide a continuous canopy layer and screening for the residential units facing
Mission Avenue. The family residential ‘walkup’ apartment buildings are proposed at raised
elevations from Mission Avenue. These buildings are designed with stairway entries leading up
from the right-of-way. The raised pad creates a variation in height adding a vertical separation
and setback from the busy street that also promotes visual privacy for residential units. The public
sidewalk is designed non-contiguous to the vehicle lanes and intended to provide a more pleasant
pedestrian experience along the entire site frontage.

CONDITIONAL USE PERMITS

Mixed-Use

A Conditional Use Permit is requested for the mixed-use portion of the property that is to be
designated as (GC). This mixed-use area will consist of a single three-story building with uses
designed to share parking, traffic circulation, open space areas, and similar site amenities. The
building will feature a blend of commercial, office, and retail uses on the ground floor with 26
multi-family residential apartments located on levels two and three. The Mixed Use Plan
provisions are incorporated into the PD Plan.

Child Day Care

A Conditional Use Permit is requested for a Child Day Care use in conjunction with the Family
Resident Resource Center planned within the family apartment area of the community. This day
care facility is expected to be staffed by six personnel and serve up to 50 children, with hours of
operation from 7 am to 6 pm on Monday thru Friday. The day care use will provide services for
Mission Cove children and their parents along with those from the surrounding community. A
50/50 split is anticipated between internal and external patronage.

General Day Care (Adult)

A Conditional Use Permit is also requested for an Adult Day Care use in conjunction with the
Senior Housing component. The adult day care program is proposed to operate within a
designated area on the first floor of the senior apartment building with program services available
on site from 7:30 am to 1:30 pm, Monday thru Friday. It is anticipated the program would
provide service for up to 60 participants on a daily basis. Program services are designed to provide
a safe, fun and therapeutic environment for frail elderly or adults who need supervision during the
day due to cognitive and/or physical impairments. In addition, the program would provide respite,
education, and support to family caregivers. Individual participants would attend, on average, three
days per week from four to six hours per day. Program participants would consist of Mission
Cove residents and seniors from the surrounding community.

TENTATIVE MAP

The Tentative Map for Mission Cove has been prepared to divide the site into five separate lots to
facilitate financing, phasing, and management. The gross acreage of the overall site is 14.59
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acres. The net site acreage, after excluding additional right-of-way dedication for Mission
Avenue, is 14.52 acres. The subdivision lots and their corresponding primary uses are presented
in Table 4.

Table 4
Net Lot Area
Lots Use Total Area (ac)
Family Residential
L Apartment Buildings 282
Family Residential
2 Apartment Buildings 3.68
Senior Housing
: Apartment Building Eah
4 Mixed-Use Building 1.95
Landscape Area and
5 Water Quality Basins 2.76
Net Overall Total 14.52 acres

The grade of the existing site is level, with elevations on-site varying from 30 feet (above mean
sea level) to 27.5 feet across a distance of approximately 1,550 feet. The preliminary grading
quantities indicate 2,864 cubic yards of cut and 65,648 cubic yards of fill are required, resulting in
an import quantity of 62,784 cubic yards. This is necessary to allow for the required building
pads and parking areas while creating sufficient grades to treat and convey storm water across the
site. The fill amount is also required to raise each structure at least one-foot above the FEMA
base flood elevations.

Existing storm runoff sheet flows towards the southwestern boundary of the site and is discharged
to a cross gutter located on Carolyn Circle. The development is designed to ultimately drain to
Carolyn Circle as it does currently, but through a much more controlled system than what
currently exists. A system of water quality / retention basins and internal storm drains is designed
as an integral part of the site to treat and convey storm water across the property.

Utilities

The vacant site is not connected to any existing utility services, although water, sewer, gas and
electric lines run adjacent to the site with the potential to serve the property. An above ground
electric line along the Mission Avenue frontage will be undergrounded in conjunction with the
proposed development. A looped water system will be established for the site through connections
to an existing eight-inch water line in Carolyn Circle to the west and an 18-inch water main within
Foussat Road to the east. Sewer will be provided via connection to an existing eight-inch sewer
line in Carolyn Circle. Water and sewer for the development will be conveyed on site via eight-
inch lines. Natural gas service will also be provided for the community.
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SUMMARY

The Mission Cove Affordable Housing and Mixed-Use Development represents implementation of
the Vision Plan and is designed in accordance with the Mission Cove Planned Development Plan
and applicable City ordinances. This community will allow the City to increase its affordable
housing inventory by providing 288 affordable apartments. Mission Cove represents the preferred
development of the site as identified by the Vision Plan by including a combination of 150
affordable family apartment homes, 138 senior apartments, over 10,000 square feet of
commercial/office/retail space, a resident community center, and large areas of active/passive open
space.

Mission Cove has been designed to complement the area and be sensitive to the adjacent single-
family neighborhood. The high quality architectural and landscape design respects the local
heritage and will be appealing to residents, neighbors and visitors. This development plan places
the larger scale and more intense uses near the site frontage along Mission Avenue. Smaller scale
buildings, landscape buffers and open space areas are situated within the rear half of the site and
designed to minimize impacts on adjacent single-family uses. The site design has been well
thought-out and will provide ample space for passive and active recreation opportunities
throughout the development. This development will create a superior new affordable housing
community for the City.
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Title No. 11-259926534-SB
Locate No. CAFNT0925-0925-0199-0259926534

LEGAL DESCRIPTION
EXHIBIT "A"

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF SAN DIEGO, STATE OF
CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

PARCEL A:

THAT PORTION OF THE SOUTHWEST QUARTER OF SECTION 18, TOWNSHIP 11 SOUTH, RANGE 4 WEST, SAN
BERNARDINO MERIDIAN, IN THE CITY OF OCEANSIDE, COUNTY OF SAN DIEGO, STATE OF CALIFORNIA,
ACCORDING TO THE OFFICIAL PLAT THEREOF, DESCRIBED AS FOLLOWS:

COMMENCING AT THE MOST NORTHERLY CORNER OF LOT 20 OF SAN LUIS REY ESTATES UNIT NO. 1
ACCORDING TO MAP THEREOF NO. 3907, FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO
COUNTY, JUNE 11, 1958, BEING ALSO A POINT ON THE SOUTHEASTERLY LINE OF SAN LUIS REY ROAD
(MISSION AVENUE), AS SHOWN ON SAID MAP NO. 3907; THENCE ALONG SAID SOUTHEASTERLY LINE
NORTH 50 DEGREES 231 30" EAST, 125.00 FEET TO THE TRUE POINT OF BEGINNING, THENCE AT RIGHT
ANGLES SOUTH 39 DEGREES 36' 30" EAST 125.00 FEET; THENCE AT RIGHT ANGLES SOUTH 50 DEGREES 23'
30" WEST, 125.00 FEET TO THE NORTHEASTERLY BOUNDARY OF SAID MAP NO. 3907; THENCE ALONG THE
BOUNDARY OF SAID MAP NO. 3907 AS FOLLOWS: SOUTH 39 DEGREES 361 30" EAST 90.95 FEET TO AN
ANGLE POINT THEREIN; AND SOUTH 72 DEGREES 431 45" EAST 288.54 FEET TO AN ANGLE POINT IN THE
BOUNDARY OF SAN LUIS REY ESTATES UNIT NO. 2, ACCORDING TO MAP THEREOF NO. 3989, FILED IN THE
OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY October 9, 1958; THENCE ALONG THE
NORTHEASTERLY LINE OF SAID MAP NO. 3989, NORTH 50 DEGREES 14' 21" EAST, 282.49 FEET TO A
CORNER IN THE BOUNDARY OF SAN LUIS REY ESTATES UNIT NO. 3, ACCORDING TO MAP THEREOF NO.
4085, FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, FEBRUARY 11, 1959,
THENCE ALONG THE NORTHEASTERLY LINE OF SAID MAP NO. 4085, NORTH 50 DEGREES 14' 21" EAST
420.00 FEET TO A CORNER IN THE BOUNDARY OF SAN LUIS REY ESTATES UNIT NO. 4, ACCORDING TO
MAP THEREOF NO. 4148, FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, APRIL
21, 1959, THENCE ALONG THE BOUNDARY OF SAID MAP NO. 4148 AS FOLLOWS: NORTH 50 DEGREES 14' 21"
EAST, 349.69 FEET; NORTH 16 DEGREES 21' 26" EAST 407.73 FEET; AND NORTH 39 DEGREES 45' 14" WEST,
225.83 FEET TO THE SOUTHEASTERLY LINE OF SAID MISSION AVENUE; THENCE ALONG SAID
SOUTHEASTERLY LINE AS FOLLOWS: SOUTH 50 DEGREES 14' 46" WEST 480.89 FEET; AND SOUTH 50
DEGREES 231 30" WEST, 941.25 FEET TO THE TRUE POINT OF BEGINNING.

PARCEL B:

LOT 18 OF SAN LUIS REY ESTATES-UNIT NO. 1, IN THE CITY OF OCEANSIDE, COUNTY OF SAN DIEGO,
STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 3907, FILED IN THE OFFICE OF THE COUNTY
RECORDER OF SAN DIEGO COUNTY, JUNE 11, 1958.

APN: 160-270-12 & 146-061-03
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