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CHAPTER 3 
PROJECT DESCRIPTION 

This section provides a description of the proposed Villa Storia Planned Development (PD) Plan 

(proposed project). As required by Section 15124 of the CEQA Guidelines, this section includes 

the precise location of the project, a statement of the project objectives, a general description of 

the project’s technical, economic, and environmental characteristics, and a summary of the 

discretionary actions required to approve the project.  

3.1 PROJECT LOCATION  

The proposed project is located in the north-central portion of the City of Oceanside within 

the Mission San Luis Rey Historic Area (refer to Figures 2-1 and 2-2). The project site is 

bound by Mission Avenue and State Route 76 (SR-76) to the south, a mobile home 

community, other residential development, and the Alano Club to the north, additional 

residential development to the east, and Mission San Luis Rey and Mission San Luis Rey 

Parish and associated facilities to the west. Academy Road generally bisects the proposed 

project site in a north-south orientation. The land west of Academy Road is located within 

the Historic Core of the Mission San Luis Rey Historic Area.  

3.2 PROJECT OBJECTIVES 

CEQA requires that an EIR include a statement of the project objectives (Section 15124(b) of the 

CEQA Guidelines). Project objectives are described below: 

 Ensure both visual and functional compatibility with the Mission San Luis Rey Historic 

District, the adjacent residential neighborhood(s), other nearby land uses, development, 

and natural features;  

 Provide a range of housing types for varying resident and community needs that helps to 

meet current and future housing demand on a site located near transit, retail, recreational 

amenities, and schools;  

 Design buildings, spaces, and uses that enhance and respect the historic character of 

the Mission area, create a sense of neighborhood, and complement the vision for the 

Mission area;  

 Ensure the vision for site development is economically feasible;  

 Create flexibility in the plan to accommodate possible changes in the demand for housing 

types, the local economy, and community needs during the development period; 

 Provide a high quality, well planned development that will foster pride in the community 

and serve as an admirable example for future residential development; 



 3 – PROJECT DESCRIPTION 

Villa Storia PD Plan Final Environmental Impact Report 7624 

July 2015 3-2 

 Create a walkable environment that promotes and enhances the pedestrian experience 

throughout the site, with safe, convenient, and attractive connections between community 

open space, parks, paseos, and other amenity areas; and  

 Develop an infill project that creates a harmonious connection between surrounding land 

uses and the Mission San Luis Rey Historic District. 

3.3 PROJECT OVERVIEW AND MAJOR COMPONENTS 

3.3.1 Land Uses 

3.3.1.1 Planning Areas 

The project site consists of seven parcels (Assessor Parcel Numbers (APNs) 158-070-17, -21, -

22, -24, -38, -40, -41 and 158-101-33) that form an aggregate 35.59 acres. The project proposes 

four separate Planning Areas that would support a variety of residential uses including single-

family detached and cluster developments, single-family attached clusters, and a variety of 

townhouses. More specifically, Planning Area 1 (10.19 acres) proposes 62 single-family 

dwelling units (6.0-9.0 du/ac), Planning Area 2 (4.04 acres) proposes 100 townhome or similar 

multi-family attached dwelling units (21.0-28.9 du/ac), Planning Area 3 (7.30 acres) proposes 86 

single-family cluster homes (10.0-15.0 du/ac), and Planning Area 4 (10.70 acres) proposes up to 

172 multi-family attached dwelling units (15.1-20.9 du/ac) along with a community park. In 

total, the proposed project would include the development of 420 dwelling units. Figure 3-1a, 

Planning Areas, shows the Planning Areas on the project site. The proposed site plan is shown on 

Figure 3-1b, Site Plan. 
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FIGURE 3-1a



 3 – PROJECT DESCRIPTION 

Villa Storia PD Plan Final Environmental Impact Report 7624 

July 2015 3-4 

 

INTENTIONALLY LEFT BLANK 

  



Z:
\P

ro
jec

ts\
j76

24
01

\M
AP

DO
C\

MA
PS

\E
IR

Villa Storia PD Plan Draft Environmental Impact Report7624

SOURCE: Buccola Engineering, Inc. 2014

Site Plan
FIGURE 3-1b
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Table 3-1, below, provides a land use summary of the proposed project including gross acres, 

existing land use, proposed land use, proposed density, and proposed unit count by planning 

area. Analysis regarding land use can be found in Section 4.9 of this EIR. 

Table 3-1 

Planning Area Land Use Summary 

Land Use 
Gross 
Acres 

Existing Land 
Use(1) 

Proposed 
Land Use(1) 

Existing 
Zoning(3) 

Proposed 
Zoning(3) 

Proposed 
Density 
(du/ac) 

Allocated 
Unit Count 

Planning 
Area 1 

10.19 Single Family 
Detached - 
Residential 
(SFD-R) 

Medium 
Density - A - 
Residential 
(MDA-R) 

Single Family 
Residential - 
Historic 
Overlay (RS-H) 

Planned 
Development – 
Historic 
Overlay (PD-H) 

6.0-9.9 62 

Planning 
Area 2 

4.04(2) Single Family 
Detached - 
Residential 
(SFD-R) 

High Density 
Residential 
(HD-R) 

Single Family 
Residential - 
Historic 
Overlay (RS-H) 

 Planned 
Development – 
Historic 
Overlay (PD-H) 

21.0-28.9 100 

Planning 
Area 3 

7.30 Private 
Institutional (PI) 

Medium 
Density - B -
Residential 
(MDB-R) 

Public and 
Semipublic- 
Historic 
Overlay (PS-H) 

Planned 
Development – 
Historic 
Overlay (PD-H) 

10.0-15.0 86 

Planning 
Area 4 

10.70 Private 
Institutional (PI) 

Medium 
Density - C -
Residential 
(MDC-R) 

Public and 
Semipublic- 
Historic 
Overlay (PS-H) 

Planned 
Development – 
Historic 
Overlay (PD-H) 

15.1-20.9 172 

Streets 3.36 - -   - - 

Totals 35.59 - -   - 420 
(1) Land use designations correspond with the City of Oceanside General Plan 
(2) Planning Area 2 contains 0.08 acres of wetland area. Wetland areas are defined as Undevelopable Land by the City of Oceanside 

General Plan and Zoning Ordinance as applicable to density calculations. As such, Planning Area 2 contains 4.04 acres of land area, but 
only 3.96 gross acres of land allocable to development densities. Impacts regarding the 0.08 acres of wetland area within Planning Area 2 
are discussed in Section 4.3, Biological Resources. 

(3) Zoning per Articles 10, 16, 17, and 21 of the 1992 City of Oceanside Zoning Ordinance. 
du/ac = dwelling unit per acre 
Source: Lightfoot Planning Group 2014 

Although ultimate density and build-out would be determined by the future development plans, 

potential development proposed within each Planning Area is listed in Table 3-2 below.  

Table 3-2 

Planning Area Proposed Development 

Planning Area  Proposed Development 
Planning Area 1 Two story single family detached homes ranging in size from 2,200 - 2,700 sf on a minimum 4,000 sf lot.  

Planning Area 2 Three story multi-family townhomes with attached garages ranging in size from 1,100 - 1,900 sf. Private 
balconies would be provided for each home and the community would share common green space amenities. 

Planning Area 3 Two story single family or multi-family detached cluster homes ranging in size from 1,800 - 2,200 sf with 2-
car garages. Homes would share a common drive aisle and have guest access off green courts.  
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Table 3-2 

Planning Area Proposed Development 

Planning Area  Proposed Development 
Planning Area 4 Two story single family or multi-family attached townhomes and duplexes from 1,400 - 1,900 sf.  

Note: sf = square foot 

Development standards vary by Planning Area due to the development anticipated within each 

Planning Area. These regulations are intended to facilitate the design of quality traditional single-

family, small lot single-family clusters, and multifamily development within a framework that 

promotes creative community design. The standards support variations in development patterns 

between the Planning Areas in an effort to create visual interest and variety in the streetscape.  

The regulations found in the proposed PD Plan promote an appropriate scale and pattern of 

development that is compatible with existing neighborhoods and also take into account the 

characteristics of adjacent streets and roadway corridors by establishing specific setbacks for such. 

Open space and recreation area standards are specified in an effort to provide quality, usable and safe 

common and private amenity areas while fostering social interaction throughout the community.  

Where the proposed project does not address a particular development standard, as outlined in 

Table 3-1, the applicable standards of the City of Oceanside Zoning Ordinance shall apply, as 

outlined in Table 3-1. The Medium Density Residential A (RM-A) standards apply to Planning 

Area 1 with an underlying land use designation of (MDA-R). The standards for the High Density 

Residential (RH) zoning district are applicable to Planning Area 2 where the underlying land use 

is (HD-R). The Medium Density Residential B (RM-B) standards apply to Planning Area 3 with 

an underlying land use designation of (MDB-R). The Medium Density Residential C (RM-C) 

standards apply to Planning Area 3 with an underlying land use designation of (MDC-R). If there 

is a discrepancy between the provisions of the Zoning Ordinance and the regulations set forth in 

the proposed PD Plan, the proposed PD Plan would supersede. 

3.3.1.2 Parking 

The parking standards for the proposed project are presented below in Table 3-3. In addition to 

garage and carport parking, off‐street parking would be incorporated to best serve the proposed 

use or mix of uses in the Planning Area. As shown in Table 3-3 below, parking for residents 

would be provided through a combination of garages and carports. The number of spaces per 

unit would be determined by square footage (for detached residential uses) or floor plan (for 

attached residential uses).  



 3 – PROJECT DESCRIPTION 

Villa Storia PD Plan Final Environmental Impact Report 7624 

July 2015 3-9 

Table 3-3 

Proposed Project Parking Standards 

Proposed Use  Required Parking Spaces(1) 
Detached 
Residential  

2 garage spaces / unit : 2,500 sf or less 

3 garage spaces / unit : more than 2,500 sf 

Attached 
Residential  

1.5 spaces / one-bedroom or studio units, including 1 covered space (to be provided by garage(2), carport 
structure, or tandem) 
2 spaces / two or more bedroom units, including 1 covered space (to be provided by garage(2), carport 
structure, or tandem) 

Guest Parking 20% of total dwelling units 

(1)  Minimum parking space dimensions: 8.5 ft. x 18 ft.  
(2)  Minimum dimensions for two-car garages: 20 ft. wide x 19 ft. deep. Minimum dimensions for one-car garage: 10 ft. wide x 19 ft. deep.  
Source: Lightfoot Planning Group 2014 

3.3.1.3 Open Space 

The product types anticipated within the project site would include homes with private balconies, 

patios, or yard areas. As a component of the community amenities, usable common open space areas 

would also be provided for future residents. Common open space may consist of active and passive 

areas designed and accessible for outdoor living and recreation. Such areas may consist of non-street 

yard areas, paseos and similar features, common recreation areas, common patios, plazas, courtyards, 

and garden areas. The proposed PD Plan includes the following open space requirements in 

accordance with the Zoning Ordinance: 

A minimum area of 350 square feet per dwelling unit would be required for the total usable open 

space provided for developments proposed within the project site. Open space areas may be 

designed as common to multiple developments, such that open space areas are provided equal to 

the overall combined open space area requirement. 

Areas of private usable open space may be applied to meet up to 50% of the overall usable open space 

requirement. Private usable open space may be on patios or balconies where a horizontal rectangle has 

no dimension less than five feet. Private usable open space not on patios or balconies would be 

designed so that a horizontal rectangle inscribed within has a minimum dimension of 10 feet and would 

not include driveways or parking area, or areas required for front or street side yards. 

A minimum of 50% of the total usable open space area requirement would be provided as common 

usable open space. Such areas would be designed so that a horizontal rectangle inscribed within has a 

minimum dimension of 20 feet, would be open to the sky, and not inclusive of driveways, parking 

areas or areas required for front or street side yards. Such areas would be a minimum of 1,000 square 

feet in size; examples include a quiet bench or a small outcropping of rocks .  

Development within Planning Area 1 would provide at least one common active recreation area, 

a minimum of 6,000 square feet in size, to meet a portion of the common usable open space 
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requirement. Development within Planning Areas 3 would provide a primary recreation area of 

approximately 16,000 square feet and Planning Area 4 would include a one acre park as well as 

an active recreation area, a minimum of 6,000 square feet in size, to meet a portion of the 

common usable open space requirement.  

Resident community garden areas, plazas, playgrounds, and similar spaces would be considered 

as common active recreation areas. A single common active recreation area with a minimum 

dimension of 8,000 square feet may be provided to meet any portion of these requirements, 

provided it is centrally located within the project site. It is anticipated that maintenance of these 

open space areas would be the responsibility of a home owners’ association as established in 

conjunction with proposed development.  

As proposed, the project would include an 8,500 square foot private common area with a tot lot within 

Planning Area 1 or a 16,000 square foot recreation area with a community pool in Planning Area 3. 

Community Park (Planning Area 4) 

The Community Park proposed at the southwest corner of Planning Area 4 is the prominent open 

space feature within the project site. This park would be an important identifying element for the 

community and would provide recreation and active play areas, cultural elements, passive 

landscapes, and space for social gathering. The park is also intended to provide for physical and 

social connections to the adjacent Mission San Luis Rey Parish property and to the Mission San 

Luis Rey. The design features, such as the perimeter wall and entry monument, of the park 

complement the design elements in the arcade at the entry as well as the parish property on the 

bend of Mission Avenue due to similar exterior finishes and colors, as well as mission inspired 

architectural style (see Section 3.3.3 below for entry details). The park is designed with limited, 

but definitive connections to the Mission Avenue frontage to allow for pedestrian access from 

the street frontage to the interior areas of the park. The orientation of the park at this corner of 

the project provides a deep set back of open space and landscape features as viewed from 

Mission Avenue. The Community Park Plan is presented in Figure 3-2. The Community Park 

would be a one-acre public park maintained by the Homeowners Association.  

The park would be framed by canopy and ornamental trees and would feature a citrus grove 

acting as a buffer to the Mission Avenue corridor. A centralized formal garden will provide 

space for passive enjoyment with bench seating areas and a grid of walking paths. An open lawn 

play area would also be provided to allow for a variety of recreational and social activities. An 

active playground space is planned and situated at the interior corner of the park to provide easy 

and safe access to the surrounding Planning Area. 
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Academy Road Intersection and Neighborhood Park Areas 

The Academy Road intersection detail is shown in Figure 3-3and is designed as a focal point at 

the center of the project site that would promote pedestrian and vehicle circulation between 

Planning Areas. This themed intersection features a vehicular roundabout that would act as an 

organizing node for the circulation system with enhanced pedestrian corners and four-way 

crosswalks (see Section 3.3.3 below for further details on the proposed circulation system). 

Special landscape treatments, open space, and community recreation areas are designed at the 

corners of the intersection to serve as identifying elements and provide gateways into the 

adjacent Planning Areas. This intersection will be a significant node within the project site by 

providing space for recreation opportunities, social gatherings, and passive enjoyment. 

Neighborhood parks and recreation areas are planned for all four corners of the Academy 

intersection. These spaces include a 9,000 square-foot neighborhood park at the northeast corner 

of the intersection within Planning Area 1 that would feature ornamental and canopy trees, open 

turf areas, seating areas, and walkways. A 4,000 square-foot open space lot is also planned at the 

southeast corner of the intersection within Planning Area 1. A 15,000 square-foot pool and 

recreation area within Planning Area 3 is planned at the northwest corner. A 4,000 square-foot 

community gathering space is also planned at the southwest corner of the intersection within 

Planning Area 4. This area would be shaded and hard surface to allow for community gathering, 

socializing, and would have utilities provided for future connections for vendors. Analysis 

regarding open space is found in Sections 4.9 (Land Use) and 4.13 (Recreation) of this EIR. 

3.3.2 Architectural Design 

The overall character of the proposed project would be represented by the traditional building styles 

of Southern California. Although these styles originated in Europe and the Mediterranean, they have 

been adapted by the constraints of climate, topography, and tradition to become a regional 

representation of a lifestyle. The specific architectural styles that reflect this heritage include:  

 Early California / Mission 

 Spanish Ranch 

 Monterey 

 Irving Gill (inspired abstract mission style) 

It is important to note that while these are uniquely individual styles, many of their features and 

characteristics are interchangeable. Analysis regarding architectural design is found in Section 

4.1 of this EIR. A description of each of the styles is presented below: 
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Early California/Mission  

The basic forms of the Early California/Mission style are represented by simple strong one and 

two story volumes. Materials and color considerations include stucco with a semi-smooth finish, 

white (the “typical” color”), hues in the light tan to beige range, tile, brick and stone, and roofs 

covered with Spanish “S” shaped tile. Building details include arched openings with cut stone 

used as accents for major openings. Eave overhangs are usually small with occasional use of 

exposed beams as accents at porches.  

Spanish Ranch 

Structures are primarily low and wide profile with the occasional use of “miradors”, a turret or 

tower element, with one story portions. Stucco is the dominant wall material with the 

occasional use of painted masonry (colors should be similar to Mission style). Roofs are flat or 

‘S’ shaped tile, typically with a random pattern. Stone columns and ornate, stucco pilasters and 

columns are used to define major openings and support the beams of the loggias (a gallery or 

arcade open to the air on at least one side) and porches, shutters and lintels are used as accents 

windows and doors. 

Monterey 

Plan forms are very simple, horizontal two-story volumes with secondary single story wings. The 

predominant characteristic of the Monterey style is the horizontal second floor balcony usually 

over the entry side of structure. Stucco and painted masonry are the predominant materials with 

colors ranging from light beiges and tans to darker earth colors with lighter colors used for trim. 

Roofs are traditionally flat or barrel clay tile with heavy timber columns to support the porches. 

“Colonial” doors and windows are blended with the Hispanic traditions of deep-set windows and 

thick walls. Shutters are commonly used for accent windows. 
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Irving Gill (inspired abstract Mission Style) 

Structures overall are comprised of simple horizontal forms and include arched windows and 

openings on facades and secondary massing elements. Front elevation lines are asymmetrical, 

primarily horizontal and simple boxed forms. Balconies may occur as an integral part of the 

building. Simple doors shall be recessed and have wood trim in contrast to the surrounding 

stucco façade. Materials consist of stucco finish with wood detailing (stucco shall be smooth to 

fine sand finish). Roofs feature concrete ‘S’ or barrel tile. The design features perforated 

openings in extended facade and garden walls. Windows have the appearance of being ‘punched’ 

or deeply recessed. They are vertical in form and often grouped. Arched top windows may be 

used widely as character and accent forms on first story. Chimneys are comprised of a simple 

stucco stack with an articulated cap detail. Entries are typically covered by a porch structure. 

3.3.3 Circulation and Access 

3.3.3.1 Conceptual Circulation 

The conceptual circulation plan for the proposed project is presented in Figure 3-4, Conceptual 

Circulation Plan. The conceptual circulation plan utilizes existing roadways located adjacent to 

and through the project site and proposes improvements to those roadways as necessary to 

accommodate future traffic anticipated with development of the proposed project. Project access 

is proposed via Academy Road to Mission Avenue and to Frazee Road. The proposed section 

improvements for Academy Road, Frazee Road, and Mission Avenue are shown in Figure 3-5, 

Typical Street Section. 

The conceptual circulation plan shows potential alignments for vehicle roadways and intersections 

within the individual Planning Areas. A more specific circulation plan is presented for Planning Area 

1 that represents the proposed single-family development. The conceptual circulation plan also 

presents a network of pedestrian paths connecting the community streetscapes, parks, and common 

open space features to form safe and walkable environment throughout the project site. 

Academy Road 

Academy Road is identified as the primary circulation route on-site providing access options to 

each of the Planning Areas. An alternative design is presented for Academy Road with an 

expanded right-of-way that would vary from 60 to 70 feet in width. The enhanced right-of-way 

would provide for two vehicle travel lanes (one in each direction) with Class II bicycle lanes, and 

landscaping along both sides of the street.  

The southern section of Academy Road is proposed at a 70-foot width extending from Mission 

Avenue to the four-way intersection and roundabout located at the mid-point of the project site. 

Vehicle lanes will be separated by a series of ten-foot wide raised medians. Enhanced 
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pedestrian corridors would be provided along both sides of the roadway with five-foot wide 

sidewalks separated by five-foot landscaped parkways. Development along the west side of 

Academy Road within Planning Area 4 is envisioned for street facing residences with direct 

pedestrian access along the corridor, providing an enhanced community aesthetic and further 

activating the streetscape. 

The northern section of Academy Road would taper to a 60-foot width between the mid-point 

intersection and Frazee Road. An enhanced pedestrian corridor would be provided along the 

roadway featuring a five-foot wide sidewalk separated from travel lanes by a landscaped 

parkway along the west side and a five-foot wide curb-adjacent sidewalk with a three-foot 

landscape buffer along the east side. 

Designed to feel like a boulevard at build out, the Academy Road corridor would function as a 

community space and safe environment for walking and biking, enhancing the pedestrian 

experience at the center of the project site. Landscape areas incorporated on both sides of the 

roadway would provide a visually pleasing environment, add to the community aesthetic, and 

buffer the planned residential areas from vehicular activity.  

As shown in Figure 3-3, the Academy Road intersection near the center of the project site would 

be developed as a roundabout. As discussed in Section 4.14, Traffic and Circulation, the 

roundabout is designed to accommodate the delivery of manufactured homes to and from the 

mobile home community to the north of the project site. 

Frazee Road 

Frazee Road is currently paved along its route through Planning Area 1, although it is 

barricaded to prevent access between the residential neighborhood to the northeast and the 

properties to the west. The project proposes removal of the barricade to allow connection to 

Academy Road. This would allow for improved access to development along Mission 

Avenue for local residents, such as those in River Ranch Homes, and increased community 

safety through reduced emergency response times. With implementation of the proposed 

project, Frazee Road would be improved to a standard 60-foot right-of-way with five-foot 

wide curb-adjacent sidewalks located on both sides of the road. Five-foot wide landscape 

areas would be located to the interior of the sidewalks.  

Mission Avenue 

Mission Avenue is designated as a four-lane Secondary Collector. The project would complete 

widening along its frontage, including widened pavement and curb-gutter-sidewalk improvements. 

A bus stop is proposed on the Mission Avenue frontage near the Community Park entrance. Direct 

access to the individual Planning Areas is not planned from Mission Avenue.  
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The project also proposes improvements along Mission Avenue intended to implement the 

Circulation Guidelines of the Mission San Luis Historic Area Development Program and Design 

Guidelines. The project proposes installation of sidewalk and landscape improvements with an 

average 25-foot wide setback area along the Mission Avenue frontage. This would include a 

five-foot wide meandering sidewalk, parkway landscaping, and landscaping adjacent to the 

interior of the sidewalk. The pedestrian improvements to Mission Avenue would be in 

conjunction with Pedestrian Priority Project #19 of the City’s Pedestrian Master Plan (see 

Section 3.3.3.4 below). A variety of street trees, including California Pepper, would be 

incorporated into the frontage landscape. Additional detail of the Mission Avenue frontage 

improvements is presented in Section 3.3.6 below.  

Chapter Lane 

The existing private road along the north side of Planning Area 3 is known as Chapter Lane. Half of 

the private drive sits within the property, with the other half of the private drive belonging to the 

properties immediately to the north of the project site. The project would dedicate additional area 

along the northern boundary of Planning Area 3 for half width roadway and sidewalk improvements. 

This would allow for a 30-foot wide travel lane area with a five-foot wide curb adjacent sidewalk 

along its south side. An additional five feet of landscape area would be provided to the interior of the 

sidewalk. The roadway is designed to terminate in a cul-de-sac at its western end. Additional 

measures such as signage would be used to limit public traffic on the private road and preclude the 

use of the private drive as a thoroughfare for motorists traveling to and from Mission Avenue from 

Frazee Road. In addition, access through the parish property would be limited to parish-associated 

traffic via the proposed cul-de-sac as this is a restricted access easement to which the parish is the 

only party with rights. Residents of the proposed project would have rights to utilize Chapter Lane 

until its terminus at the cul-de-sac, where a gate would be installed to prohibit traffic from accessing 

the private road that runs north to south along the eastern Parish property boundary. 

The conceptual circulation plan also presents conceptual access points from the backbone 

streets into each of the Planning Areas. The final location of these access points would be 

determined in conjunction with future specific developments proposed for each Planning Area. 

To support proposed development, internal roadways would also be provided within each 

Planning Area as necessary. Such roadways would include public and private local streets and 

private access drives within the project areas. Analysis regarding traffic and circulation is 

found in Section 4.14, Traffic and Circulation, of this EIR. 

3.3.3.2 Community Entry  

As discussed above, the project proposes a main community entry point for pedestrian and 

vehicular access at the Academy Road intersection with Mission Avenue, as shown in Figures 3-

6 and 3-7, Community Entry Plan and Community Entry Elevations, respectively. This access 
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point would provide a landmark and community gateway feature which would enhance the 

eastern entry into the Mission San Luis Historic Area along the Mission Avenue corridor.   

A detailed exhibit of the gateway feature is shown in Figure 3-8, Community Entry 

Perspective. Proposed entry monumentation borrows key architectural elements from the 

nearby historical Mission site and creates a signature element for the entrance into the 

community. Archways and arcades are included on both sides of the street and are designed 

to complement those found at the Mission and feature decorative iron light fixtures, wood 

rafters and tile roofs. Reflecting the Historic Mission theme, the pedestrian entry into the 

project site features a traditional tower element designed as the primary focal point of the 

project which respects the historical Mission theme. 

The Mission Avenue entry node would also feature small citrus groves located on both sides of 

Academy. This feature symbolizes the heritage of similar groves associated with villages 

throughout Southern California. These stylized orchard plantings would be framed by low 

walls and setback from the streetscape plantings to strengthen their focus as a recognizable 

community entry element. 

3.3.3.3 Community Streetscape 

A prominent community streetscape element is designed along the Academy Road corridor 

extending north from Mission Avenue entry node the through the center of the project site. 

Streetscape plantings are also presented along the Mission Avenue frontage and along Frazee 

Road. The streetscape planting design takes influence from the region and local area while 

blending hardscape and softscape elements to create a comfortable and safe roadway and 

pedestrian environment. See Section 3.3.6 below for further details on proposed landscaping 

designs. The street scene development would reinforce the community identity of the proposed 

project by providing a visually cohesive environment.  

Academy Road 

The Academy Road corridor design presents a themed community space that would create a safe 

and walkable environment, enhancing the pedestrian experience through the center of the project 

site. The Academy Road streetscape section is presented in Figure 3-9, with the streetscape plan 

presented in Figure 3-10. Academy Road would feature an offset pedestrian walkway buffered by a 

landscaped parkway. Sidewalks and pedestrian paths would link to the roundabout intersection 

with direct access to the open space and recreation areas planned at the intersection corners.  

Street trees and understory plantings would frame the corridor. Landscape planting areas would 

be set against either the fronts of homes or six-foot community walls to form the ‘edges’ of the 

Academy Road community space. Walls elements are described in Section 3.3.6.2 below.  
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Landscape areas incorporated on both sides of the roadway would provide a community aesthetic 

and buffer the planned residential areas from vehicular activity. The enhanced Academy Road 

right-of-way is designed to vary in width from 60 to 70 feet, as discussed above. 

The Academy Road corridor would create an enhanced pedestrian and vehicular circulation route 

through the core of the project site. Pedestrian connections would be offered to internal themed 

park and open space areas including the featured connection to the planned Community Paseo at 

the center of the site.  

Mission Avenue 

The project proposes improvements along Mission Avenue to implement the Circulation 

Guidelines of the Mission San Luis Historic Area Development Program and Design Guidelines. 

Landscape and sidewalk features would extend along the Mission Avenue frontage serving to 

connect the themed Academy Road entry to the planned Community Park. The proposed Mission 

Avenue street section and streetscape plan are shown in Figures 3-11 and 3-12, respectively.  

The project proposes installation of sidewalk and landscape improvements within an average 25-

foot-wide setback area from the back-of-curb along the Mission frontage to residential 

development. Landscape features would include a five-foot wide meandering sidewalk, parkway 

landscaping, and landscaping between the sidewalk and perimeter wall. The interior landscape 

area would be partially located within the planned right-of-way and partially within the project 

site, as necessary, in order to create a consistent themed landscape space along the Mission 

Avenue frontage. Trees would be grouped so they provide shelter, shade and massing. 

Decorative walls are proposed in conjunction with the frontage improvements and the anticipated 

residential development within Planning Area 4. Walls would be allowed at varying setback 

distances from the back-of-curb, but in no case less than ten feet.  

The Mission Avenue frontage would feature prominent tree plantings accented by shrubs and 

groundcovers to create an identifiable edge along this portion of the project site. Multiple tree 

varieties, including the California Pepper Tree, would be utilized to respect and emphasize the 

historic context of the area. The proposed street and canopy trees aligned along the project 

frontage would also create a linear connection between the themed citrus orchards as part of the 

community entry and park areas. The Mission Avenue frontage is proposed to be maintained by 

the Homeowners Association. 

In conjunction with the Mission Avenue improvements a bus stop is proposed on the street 

frontage near the western end of the site at the Community Park location. This bus stop 

would tie into the project circulation amenities and provide additional access to bus transit 

for residents of the project and surrounding area. As indicated by the City’s General Plan 
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Circulation Element, current local bus service is provided to the area by North County 

Transit District routes 303, 309, 313, and 333. 

Frazee Road  

Within Planning Area 1, Frazee Road would be improved as a 60-foot wide right-of-way with 

five-foot wide curb adjacent sidewalks on both sides of the roadway. Five-foot wide landscape 

areas would be located to the interior of the sidewalks. These features would allow for safe 

pedestrian circulation at the northeast edge of the project site and through Planning Area 1, while 

providing an enhanced connection to the Academy Road corridor. These improvements are 

presented in Figure 3-13. 

3.3.3.4 Pedestrian Access 

As stated previously, an enhanced pedestrian corridor would be provided along Academy Road, 

featuring a five-foot wide sidewalk separated from travel lanes by a landscaped parkway along 

the west side and a five-foot wide curb adjacent sidewalk with a three-foot landscape buffer 

along the east side. The pedestrian corridor would travel north from Mission Avenue alongside 

Academy Road and Frazee Road and would ultimately connect to an existing sidewalk 

constructed along Frazee Road through the River Ranch single-family detached home 

community located northeast of the project site. The proposed project would include the 

implementation of Pedestrian Priority Project #19, as identified in the Pedestrian Master Plan of 

the City’s Circulation Element. Pedestrian Priority Project #19 calls for the installation of a five 

foot pedestrian sidewalk along Mission Avenue south of the project site, crosswalks, curb ramps, 

and relocation of obstacles.  

Community Paseo 

A Community Paseo (Paseo) is designed as a key pedestrian circulation feature of the Villa 

Storia master landscape plan (discussed in Section 3.3.6 below). The Paseo would serve as an 

organizing element within the project site. The Paseo would be sited within Planning Area 4 

along a northeast-southeast alignment connecting the Community Park to the neighborhood park 

located at the central Academy Road intersection. The Paseo is designed within a dedicated 

easement featuring an eight-foot wide meandering sidewalk that would serve as a multi-purpose 

path and allow for direct pedestrian access for planned residential development in Planning Area 

4. The path would be accentuated by landscape plantings coordinated with the future adjacent 

residential development. The Community Paseo is presented in Figure 3-14. Homes would front 

or edge the Paseo as a means of creating a diverse street scene and providing for natural 

surveillance and defensible space, consistent with the principles of Crime Prevention through 

Environmental Design. 
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3.3.4 Conceptual Grading and Construction Phasing 

3.3.4.1 Grading 

The project proposes a specific lot configuration for Planning Areas 1, 2, and 4 and the creation of 

two large master lots within the boundaries of Planning Areas 2 to allow for future development..  

The Conceptual Grading Plan for the proposed project is shown in Figure 3-15. The grading 

plan establishes the overall development pads, provides for appropriate site drainage, 

accommodates necessary utility infrastructure, and balances cut/fill grading quantities.  

Grading would be balanced across the site with a raw cut and fill volume of approximately 

181,000 cubic yards each.  

Final grading within the separate Planning Areas would be reviewed in conjunction with 

individual development proposals. Final engineering may result in modifications to the overall 

grading concept, but such changes should conform to the general intent of the Conceptual 

Grading Plan and design parameters. 

Appropriate edge conditions, presented in Figure 3-16, would be considered along the project 

site boundaries with adjacent properties. The transition from Planning Area 1 east to the River 

Ranch development includes private roadways and landscape areas along the east boundary of 

Planning Area 1 (Private Street Lot C) and west boundary of River Ranch (Spring Canyon Way) 

that would provide a significant separation distance (over 100 feet) between residential pads. 

River Ranch is bordered by an existing perimeter wall and mature tree landscape buffer located 

east of the wall. The future homes within the project site along the east perimeter would be 

plotted such that front facades and front yard landscaping are oriented to the east facing River 

Ranch. The existing River Ranch homes located along Spring Canyon Way are plotted with side 

facing elevations oriented toward the project site. There would be an approximate five to eight 

foot grade separation from the future homes within the project site to the existing River Ranch 

homes. The proposed landscape plan (discussed in Section 3.3.6) presented with the Tentative 

Map displays greater detail of the north and east boundaries for Planning Area 1. 

The western boundary adjacent to Planning Areas 3 and 4 would include perimeter walls 

similar to the existing walls at the adjacent Parish property. The future homes would be 

buffered by common areas, the open space on the Parish grounds, and the proposed 

Community Park.  

The northern boundary of Planning Area 3 would include a perimeter wall and defined slope 

landscaping as a buffer to the adjacent Chapter Lane. Grades generally descend along the slope 

from the Chapter Lane elevation as a transition to the proposed Planning Area 3 elevations. 
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The west boundary adjacent to Planning Areas 3 and 4 would include perimeter walls similar to 

those seen at the adjacent parish property in terms of finish, tone, and architectural style. The 

future homes would be buffered by common areas, the open space on the parish grounds and the 

1-acre proposed park.  

The north boundary of Planning Area 3 would include a perimeter wall and defined slope 

landscaping as a buffer to the adjacent Chapter Lane. Grades generally descend along the slope 

from the Chapter Lane elevation as a transition to the proposed Planning Area 3 elevations. 

3.3.4.2 Construction Phasing 

The proposed PD Plan is anticipated to be implemented in five phases generally corresponding to 

the four separate Planning Areas beginning with the backbone infrastructure and Planning Area 1 

and ending sequentially with Planning Area 4. It is anticipated that development of the PD Plan 

area would occur over several years and that the timing and sequence of project phases may be 

adjusted as necessary in response to community preferences and market conditions. As such, 

there is a possibility that each Planning Area would be developed by different developers; each 

proposed development within individual Planning Areas would require discretionary review 

(including consistency with the proposed PD Plan) and approval.  

Multiple project phases may develop concurrently and additional project phases may also be 

allowed as identified in conjunction with specific development proposals. Necessary infrastructure 

and utilities, private roads, entry and access points, neighborhood amenities, private parks, trails 

and community landscaping would be developed accordingly as planned and as required in 

conjunction with specific development proposals for each phase and Planning Area.  

The following improvements are anticipated in conjunction with each phase, although ultimate 

improvements and mitigation measures would be determined through final action on the PD Plan 

(proposed project) approval, this EIR, and specific future Development Plans: 

Phase 1 (Or in conjunction with the first development phase proposed within the PD Plan area) 

 Mass site grading for creation of master lots and storm drainage improvements 

 Replace allocated portion of existing water line in Academy Road 

 Sewer stubs off of Academy to service individual planning areas  

 Roadway and landscape improvements as identified for Academy Road (including 

roundabout), major spine road, Frazee Road, and Mission Avenue 

 Main project entry at Academy Road and Mission Avenue  
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Phase 2 

 Initial planning area and development of in-tract improvements and residential units 

approved as part of specific Development Plan(s) within individual Planning Areas 

 Landscaping along internal roads and intersections 

 Planning Area amenity areas 

 8,500 square foot private common area with tot lot within Planning Area 1 

Phases 3  

 Subsequent planning area and development of in-tract improvements and Residential 

units approved as part of specific Development Plan(s) within individual Planning Areas 

 Landscaping along internal roads and intersections 

 Planning Area amenity areas including community pool. 

 Chapter Lane improvements. 

Phase 4 

 Subsequent planning area and development of in-tract improvements and residential units 

approved as part of specific Development Plan(s) within individual Planning Areas 

 Landscaping along internal roads and intersections 

 Planning Area amenity areas including 1 acre community park. 

Phase 5 

 Final planning area and development of in-tract improvements and residential units 

approved as part of specific Development Plan(s) within individual Planning Areas 

 Landscaping along internal roads and intersections 

 Planning Area amenity areas  

 Mission Gate intersection contribution/improvements 

 Pedestrian Priority Project #19 

 Mission Avenue/Academy Road traffic signal 
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3.3.5 Public Services and Utilities 

3.3.5.1 Public Services  

The proposed project would be provided fire protection services from the City of Oceanside Fire 

Department and police protection services from the City of Oceanside Police Department. The 

nearest fire stations to the proposed project site are Station 5 located at 4841 North River Road, 

Oceanside, CA 92057 approximately 1.2 miles to the northeast and Station 7 located at 3350 

Mission Avenue, Oceanside, CA 92057 approximately 1.7 miles to the west/southwest. The 

Oceanside Police Department is located at 3855 Mission Avenue, Oceanside, CA 92054 

approximately 0.8 mile west/southwest of the proposed project site. OPD also operates and 

maintains six resource centers designed to serve a community outreach points. 

The proposed project is located within the boundaries of the Oceanside Unified School District 

and the following schools within the District: Nichols Elementary located at 4250 Old Grove 

Road, Oceanside, CA 92057 approximately 0.3 miles to the north, Cesar Chavez Middle located 

at 202 Oleander Drive, Oceanside, CA 92057 approximately 0.8 miles to the northeast, Martin 

Luther King, Jr (King) Middle located at 1290 Ivey Ranch Road, Oceanside, CA 92057 

approximately one mile to the south, and El Camino High located at 400 Rancho Del Oro Drive, 

Oceanside, CA 92507 approximately 0.8 miles to the south. 

The Oceanside Public Library system provides library services to the City of Oceanside through 

two library locations, the READS Literacy Center, a traveling Bookmobile, and a traveling 

Adelante Bookmobile. The Civic Center Library is located at 330 N Coast Highway, Oceanside, 

CA 92054, approximately 4.5 miles southwest of the proposed project site. The Mission Branch 

Library is located at 3861-B Mission Avenue, Oceanside, CA 92058, approximately 1.0 miles 

southwest of the proposed project site.  

The nearest parks and recreational facilities to the proposed project site are Ivey Ranch Park 

(10 acres) across Mission Avenue, Heritage Park (4 acres) approximately 0.5 miles west. the 

San Luis Rey River Trail approximately 0.5 miles north, Libby Lake Park (18 acres) 

approximately 1.3 miles north/northeast, and Mance Buchanon Park (29 acres) 

approximately 1.3 miles to the northeast 

Analysis regarding public services is found in Section 4.12, Public Services, and Section 4.13, 

Recreation, of this EIR. 
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3.3.5.2 Utilities 

Although the site is not currently connected to utility services, water, sewer, and electric lines 

exist on or adjacent to the site with the potential to serve future development on the property. 

The following easements and utilities are located on-site or occur near the site: 

 A 20-foot wide sewer easement dedicated to the City Oceanside containing a 12-inch 

sewer main runs along eastern and northern boundary of the property. A 20-foot wide 

storm drain easement dedicated to the City of Oceanside and containing an 84-inch storm 

drain is also located along the same route adjacent to the sewer easement.  

 A 38-foot wide easement for road and utility purposes is recorded along a north-south 

alignment through the center of the project site. This easement contains the existing 

Academy Road improvements and provides access to the San Luis Rey Homes mobile 

home community to the north. A 24-inch water main and 10-inch sewer main are also 

located within this easement. 

 A 30-foot wide easement for road and utility purposes is also recorded along the north 

boundary of the site west of Academy Road. This easement contains paved roadway 

improvements (Frazee Road alignment) that provide access to properties north and 

northwest of the project site. A 10-inch sewer main is located within this easement. 

 A 20-foot wide storm drain easement dedicated to the City of Oceanside and containing a 

54-inch storm drain spur is located within the northern portion of the site east of 

Academy Road. The storm drain and easement would likely be rerouted in conjunction 

with any development proposed in this portion of the site. 

For a full discussion on water system improvements, refer to Section 4.15, Utilities and Service 

Systems. Proposed storm drains are designed to connect to the existing 84-inch storm drain 

which runs along the eastern boundary of the project site. Storm drain are also proposed to 

connect to the existing 54-inch storm drain located within the Frazee Road alignment. Additional 

storm drain systems and connections would be designed and sized as needed in conjunction with 

future development within each Planning Area. 

With the preliminary mass grading concept proposed for the project site, drainage is generally 

routed easterly with pickup points anticipated along the west side of Academy Road, and also 

along the eastern perimeter of the site, which would be located near the existing 84-inch storm 

drain. Approximately four acres of the northwestern portion of the site, along with a small off-

site basin just north of Frazee Road, and approximately 1.5 acres of the northeastern portion of 

the site, would all drain into the existing 54-inch storm drain system within Frazee Road with 

curb inlets proposed near the easterly boundary. 
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Storm water would be conveyed from each Planning Area via 24-inch pipes connecting to the 

existing 54-inch and 84-inch storm drains located along the eastern project site boundary. A 

biofiltration basin, a detention/biofiltration basin, and two small desiltation basins are also 

designed as storm drain system features located within Planning Areas 1 and 2. 

The Water Utilities Department is responsible for providing potable water, wastewater, and 

storm water services to the City of Oceanside. The Water Utilities Division has two potable 

water plants: the Robert A. Weese Filtration Plant and the Mission Basin Groundwater 

Purification Facility. The Wastewater Division provides wastewater collection, treatment, and 

disposal services of sewage for the City. The proposed project lies in the service area of the San 

Luis Rey Treatment Plant. Waste Management and Agri Service, Inc. provide solid waste and 

recycling services to the City of Oceanside. Waste Management disposes of solid waste collected 

in the City of Oceanside at the El Sobrante Landfill. Green waste is diverted to the El Corazon 

composting facility. Analysis regarding utilities is found in Section 4.15, Utilities and Service 

Systems, of this EIR. 

3.3.6 Other Project Components 

3.3.6.1 Landscaping 

As discussed throughout the sections above, the proposed project would feature various 

landscape elements. The landscape architecture and site elements of the project are designed to 

reinforce the project’s community character. The project would feature a thematic style where 

influences of the Mission San Luis Rey Historic Area and surroundings are integrated into the 

central design of the community. A key design goal is to create a series of built features or icons 

to be found throughout the community that bring together the architecture and landscape to 

establish a distinct identity. Currently, there are several ornamental tree plantings within the 

project site just south of Frazee Road; these trees would be removed and replaced through 

implementation of the Conceptual Landscape Plan. For further discussion of on-site vegetation, 

refer to Section 4.3, Biological Resources.  

The landscape design guidelines include written descriptions and graphic exhibits that 

demonstrate the design of landscape elements located throughout the project site. Conceptual 

design drawings that include an overall conceptual landscape plan and exhibits highlighting 

community entryways, street scenes and intersection nodes, along with other specific amenities 

are included with the application to further detail the envisioned landscape theme.  
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Conceptual Landscape Plan 

The overall landscape theme for the project site is shown in Figure 3-17, Conceptual Landscape 

Plan. The Conceptual Landscape Plan presents community landscaping that would be developed 

in conjunction with the backbone infrastructure of the overall project. Trees, shrubs, and 

groundcovers would be selected to maintain an historic California style and the use of an 

appropriate plant palette would be emphasized. 

Landscape treatments would embellish Academy Road, Frazee Road, and Mission Avenue are 

presented along with designated community entry features at the Mission / Academy 

intersection. Conceptual landscape treatments are also shown for slope areas that would be 

created in conjunction with the overall grading plan. The Conceptual Landscape Plan would 

provide the basis for the future landscaping plans presented in conjunction with detailed 

development proposals for the individual Planning Areas. 

Pedestrian connectivity is enhanced the proposed planned landscape and site design. The 

pedestrian circulation system links community streetscape, parks, and common open space 

features across the site providing connectivity between the proposed Planning Areas. Prominent 

community landscape open space elements help to define the character of the site and include: a 

one-acre community park, a central paseo connecting the park to interior Planning Areas, and 

smaller neighborhood open space and park amenities. Special focus is also placed on proposed 

streetscape enhancements for Mission Avenue and Academy Road.  

Landscape plans for specific developments proposed within the Planning Areas would be 

designed to complement the Conceptual Landscape Plan, with an emphasis on street frontages, 

entry drives, plazas, courtyards, and common open space areas. These landscape areas should 

complement the community landscape areas and features presented in the Conceptual Landscape 

Plan. Individual landscape plans would be designed in conjunction with specific future proposed 

development plans for each Planning Area. 

Plant Palette 

The intent of the landscape guidelines is to provide flexibility and diversity in plant material 

selection while maintaining a manageable and limited palette. All community landscape areas 

would be planted with appropriate species and densities of native and ornamental trees, shrubs 

and ground cover materials selected. Overall plant material selection for the community would 

have compatible drought resistant characteristics whenever possible. Overall community plant 

materials would be selected for their appropriate habit to support the community character, 

climatic and soil conditions, maintenance, and drought resistant characteristics. Table 3-4 lists 

the proposed plant palette.  
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Table 3-4 

Proposed Plant Palette 

Species Common Name 
Trees 

Arbutus marina Strawberry 

Brachychiton acerifolius Flame Tree 

Citrus spp. Citrus 

Geijera parviflora Australian Willow 

Jacaranda mimosifolia Jacaranda 

Geijera parviflora Golden Rain Tree 

Lagerstroemia f. ‘Natchez’ Crape Myrtle 

Laurus n. ‘Saratoga’ Bay 

Magnolia ‘Little Gem’ Dwarf Magnolia 

Olea europaea ‘Swan Hill’ Fruitless Olive 

Pinus canariensis Canary Island Pine 

Platanus m. ‘Alamo’ Mexican Sycamore 

Quercus agrifolia Coast Live Oak 

Schinus molle California Pepper Tree 

Tristania conferta Brisbane Box 

Shrubs 

Agapanthus africanus Agapanthus Spp. 

Agave spp. Agave 

Agave vilmoriniana Octopus Agave 

Aloe spp. Aloe 

Aloe wickensii Aloe 

Anigozanthos flavidus ‘Dwarf Yellow’ Kangaroo Paw 

Arctostaphylos spp. Manzanita 

Bougainvillea ‘La Jolla’ Bougainvillea 

Cariss spp. Natal Plum 

Chamaerops humilis Medium Fan Palm 

Cistus purpureus Orchid Rockrose 

Crassula argentea Jade Plant 

Dietes bicolor Fortnight Lily 

Elaeagnus pungens Silverberry 

Heteromeles arbutifolia Toyon 

Lavandula stoechas Spanish Lavender 

Ligustrum j. ‘Texanum’ Japanese Privet 

Lonicera spp. Honeysuckle 

Phormium t. ‘Yellow Wave’ New Zealand Flax 

Pittosporum ‘Variegata’ Mock Orange 

Plumbago capensis Cape Plumbago 

Prunus caroliniana Laurel Cherry 

Rhaphiolepis i. ‘Clara’ Indian Hawthorn 
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Table 3-4 

Proposed Plant Palette 

Species Common Name 
Rhaphiolepis spp. Indian Hawthorn 

Rosmarinus o. ‘Lockewood de Forest’ Rosemary 

Santolina virens Green Cotton Lavender 

Senecio mandraliscae Senecio 

Sesleria autumnalis Moor Grass 

Strelitzia nicolai Giant Bird of Paradise 

Strelitzia reginae Bird of Paradis 

Trachelospermum asiaticum Asian Star Jasmine 

Xylosma congestum Shiny Xylosma 

Yucca spp. Yucca 

Ground Cover and Vines 

Marathon ille Sodded Turf 

Festuca o. ‘Glauca’ Sheep Fescue 

Ophiopogon japonicus Lily Turf 

Bougainvillea ‘San Diego Red’ Bougainvillea 

Cissus rhombifolia Grape Ivy Vine 

Clematis spp. Clematis 

Lathyrus splendens Pride of California 

Solandra guttata Cup of Gold 

Wisteria sinensis Chinese Wisteria 

Source: Lightfoot Planning Group, 2014 

3.3.6.2 Walls 

Perimeter walls, low seating walls, and fence elements are presented in Figure 3-18, Wall 

Elements. The perimeter walls are intended to be located along project site boundaries and major 

streetscapes to provide a decorative edge and backdrop for landscape features. The view fence 

element is anticipated for use on interior site areas and adjacent to common open space, such as 

to maintain visibility of landscape features.  

The low perimeter wall element is anticipated for use along the Mission Avenue frontage of 

the proposed Community Park. This wall design would provide a distinct edge to the park 

space, but also maintain a high degree of visibility to the planned citrus grove located 

behind. The low seating wall is intended to be incorporated as part of edge features, 

landscape planters, or similar elements within the various park and common open space areas 

planned throughout the project site. These walls would have a smooth plaster light grey 

finish with a crowned mortar cap; the architectural design would be inspired and similar to 

that found the parish property and Mission San Luis Rey. Privacy fencing is intended only 

along interior property lines of private lots or yard areas. 
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3.3.6.3 Lighting  

All exterior lighting would be designed and incorporated into the building schemes to avoid glare 

and spillover between neighboring homes. Lighting fixture types, quantities, and locations would 

be carefully considered in order to best enhance the residential environment. Considerations with 

respect to lighting include: 

 Appropriate fixture proportions would be considered in relation to the scale of the 

building or structure.  

 Lighting should complement architectural elements, changes in material of the ground 

plane, and landscape. The proposed fixtures would be proportional to the scale of the 

structures on which they are installed. 

 All fixture illumination should be directed downward. 

 Street lighting should be utilized to the minimum extent possible to provide a safe 

community, but also to enhance neighborhood character.  

 All lighting standards should be hooded and designed to prevent light spillover. 

In addition to the lighting considerations outlined within the proposed PD Plan, all exterior 

lighting would be subject to requirements of the City’s Light Pollution Regulations as defined in 

Chapter 39 of the City’s Municipal Code. Analysis regarding lighting can be found in Section 

4.1, Aesthetics, of this EIR. 
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3.4 DISCRETIONARY ACTIONS 

The proposed project requires General Plan and Zoning Amendments to establish appropriate 

land use designations and density ranges to allow for the residential development proposed by 

the project applicant. The following actions will need to be taken by the City of Oceanside 

Planning Commission in order to implement the proposed project: 

 EIR Certification 

 Adoption of Mitigation Monitoring and Reporting Program 

 Adoption of the Planned Development Plan 

 Approval of the Development Plan exhibits for Planning Areas 1, 3, and 4 in conjunction 

with the Planned Development Plan  

 Adoption of a General Plan Amendment to establish land use designations of Medium 

Density - A – Residential (MDA-R), High Density Residential (HD-R), Medium 

Residential – B – Residential, and Medium Density – C – Residential (MDC-R) where 

land use designations of Single Family Detached – Residential (SFD-R) and Private 

Institution (PI) currently exist 

 Adoption of a Zoning Amendment to designate the entire Proposed Project site as 

Planned Development – Historic Overlay (PD-H) with the Planned Development Plan 

serving as the regulating document. The property is currently zoned Single Family 

Residential – Historic Overlay (RS-H) east of Academy Road and Public and Semi-

Public – Historic Overlay (PS-H) west of Academy Road 

 Approval of a Tentative Map for Planning Areas 1, 3 and 4, and two (2) master lots that 

correspond with the boundaries of Planning Areas 2 

 Approval of a Historic Permit is required in conjunction with the Development Plan due 

to its location within the Mission San Luis Rey Historic Overlay District 

The City will utilize the EIR and associated supporting documentation in its decision to approve 

the required discretionary permits. Additional agencies can use this EIR and supporting 

documentation in their decision-making process to issue additional approvals. These additional 

approvals may include, but are not limited to, issuance of a General Construction Permit, 

approval of a site-specific Storm Water Pollution Prevention Plan, and necessary permits from 

Caltrans for the implementation of Pedestrian Priority Project #19. 
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