
ITEM NO. 1

STAIFREPORT CITYOFOCEANSIDE

DATE: October 26, 2022

TO: Honorable Mayor and City Councilmembers

FROM: Development Services Department

SUBJECT: BEACHFRONT IMPROVEMENT FEASIBILITY STUDY PHASE II
ACTIONS

SYNOPSIS

Staff recommends that the City Council take the following actions for the Beachfront
improvement Feasibility Study Phase II:

1) Receive the conceptual alternatives and concur with the following staff-
reccmmended options:

a. Option A for the Junior Seau Beach Community Center
b. Reduced Height Option for the Junior Seau Bandshell
c. Alternative Option C for the Junior Seau Amphitheater

2) Authorize staff to proceed with preliminary design plans and commence
environmental review of Phase II in coordination with the on-going Pier View
Bridge and Lifeguard Headquarters Project

3) Appropriate $700,000 from the Assigned Infrastructure Reserves account to the
Beachfront Improvement Feasibility Study Phase II project account

BACKGROUND

The need to enhance the beachfront area that encompasses the Oceanside Pier,
Lifeguard Headquarters, Junior Seau Amphitheater, and Junior Seau Beach Community
Center has been an ongoing priority of the City for a number of years.

On May 20, 2020, the City Council authorized staff to proceed with the Beachfront
improvement Feasibility Study Phase II to explore potential improvements to the Junior
Seau Beach Community Center, Junior Seau Pier Amphitheater/ Bandshell, and adjacent
interior pier plaza and public spaces. On January 20, 2021 City Council approved a
Professional Services Agreement with Johnson Favaro of Culver City, in the amount of
$294,910 to complete this feasibility study.
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Separately but concurrently, work has commenced on the Pier View Bridge and
Lifeguards Headquarters Project through the initial task of developing replacement or
rehabilitation options for the Pier View Bridge and the preparation of a schematic design
for the preferred option.

Going forward, staff proposes to evaluate and plan this beachfront area cohesively, and
where and when feasible, consolidate efforts for the Beachfront Improvement Feasibility
Study Phase II, Pier View Way Bridge and Lifeguard Headquarters Project. These efforts
include future preparation of the required environmental review documentation in
accordance with the California Environmental Quality Act (CEQA), and permitting in
accordance with the City’s Local Coastal Program (LCP) and California Coastal Act.

ANALYSIS

The Beachfront Improvement Feasibility Study Phase II is comprised of three main
phases: the Discovery Phase, Option Development Phase, and Final Documents Phase.
As part of the Discovery Phase, the existing site conditions of the Junior Seau Beach
Community Center, Junior Seau Pier Amphitheater/ Bandshell, and the pier plaza! public
spaces were documented and analyzed. Following that effort potential opportunities and
constraints were identified at the various site areas, and based on this information site
concepts and potential improvement options were prepared during the Option
Development Phase. During the Final Documents Phase of the study, these
improvement options were refined, and ultimately staff-recommended conceptual options
were identified and presented to the public.

Design options and conceptual renderings were prepared for illustrative purposes only to
aid in depicting the potential improvements that could feasibly be achieved on this study
site based on public feedback. Final project design for any of the identified sites is not
included in the Feasibility Study scope.

Outreach and Public lnpit

Public outreach was an important component of the Feasibility Study scope. Throughout
' the Feasibility Study, public input was solicited and collected through the City’s various
advisory bodies, as well as through extensive community outreach. A project webpage
and interested parties list were also developed and updated regularly throughout the
process. Prior to bringing this item before the Parks and Recreation Commission on
October 12, 2022 for recommendation to the City Council, staff facilitated a total of 13
study-related outreach opportunities that included:

. Three community / townhall meetings;
0 Two focused community meetings; one specific to Community Sports and

Recreation, and one focused on Cultural, Community, and Special Events;
. A Discovery Phase agenda item at meetings for the Parks and Recreation

Commission, Downtown Advisory Committee, Arts Commission, Economic
Development Commission, Harbor and Beaches Advisory Committee, Historic



Preservation Advisory Committee, and Cultural District Steering Committee; and,
0 An Option Development Phase agenda item at a Parks and Recreation

Commission meeting for further review and discussion due to the site’s direct use
and oversight by the Parks and Recreation Department.

Proposition “A”

An important factor for staff and the consultant team to consider throughout the study was
Proposition “A.” initiated through a general municipal election and approved by the City
Council on April 9, 1986, Proposition “A” limits the height of new construction along The
Strand from Wisconsin to Mira Mar to the “present elevation” of that portion of Pacific
Street. The present elevation of Pacific Street adjacent to the study site is approximately
30 feet high.

Because the study site is located along The Strand between these specified limits, it is
subject to Proposition “A” height restrictions. Therefore, construction of any new
improvements, structures, or buildings above the elevation of Pacific Street would require
another vote of the people and the City Council approval to amend or modify the
Proposition.

Conceptual Alternatives] OQtions

Junior Seau Bandshell: Currently, the Junior Seau Bandshell is approximately 23.83 feet
high, thus standing below the Proposition “A” height limit. Based on the review of the
existing bandshell conditions, evaluation of its uses and functions, and analysis of current
special event guidelines and industry standards, a larger stage volume is recommended.
Therefore, two bandshell height options for the Junior Seau Bandshell were identified
through the study process, and staff is recommending approval of the reduced height
option.

Study Site Element
Optimal Height — Exceeds

Prop. “A”
Reduced Height — Complies

with Prop. “A”

Junior Seau Bandshell

- The optimal bandshell height is 36
feet which exceeds the elevation of
N. Pacific Street by approximately
six feet.

a This height is a guideline based on
current industry standards and is
recommended to meet the needs of
the types of functions held at the
bandshell.

. The reduced height bandshell is
approximately 29 feet and would be
below the present elevation of N.
Pacific Street.

. This proposed option requires
supplemental lighting at the stage
front. While it deviates from the
Optimal Height option, the Reduced
Height option will facilitate all
proposed stage operations.

Additionally, through the community outreach process, options were proposed and
evaluated which included adding openings to the back walls of the bandshell to provide
additional coastal views through the bandshell, and reducing the solid wali area, thereby
visually reducing its overall mass. This potential improvement had mixed feedback with
some concerns from the public as to possible impacts to the bandshell acoustics, and



light and wind impacts to the users of these facilities. Design details regarding openings
in the bandshell will be further evaluated and refined during the next design phase.

Junior Seau Amphitheater: The current amphitheater has an approximately 2,500-seat
capacity; 1,500 of that capacity is provided through the concrete benches and the
remaining 1,000-seat capacity is located at The Strand/ Plaza level. Four amphitheater
seating configurations were studied. Based on public feedback, potential seating/
capacity loss, use and function of the venue, and configuration and massing, these
options were reduced to two main seating options. Both options increase the total seating
capacity, and both can be used in conjunction with either of the height options for the
bandshell.

Study SiteElement Option _A Option B Alternate Option c

I This proposed option has an o This proposed option has 0 Refined after the Option
extended walkway area at smaller, reduced walkway Development Phase,
two locations of the venue to areas at the entrance and this is an alternate
address pre- and post- exit areas, and includes version of Option B,
function event activities and landscaped bluff slopes. which eliminates the
to facilitate the movement of o An elevator is included for need for an elevator
large numbers of people at this option which extends extending above N.
the entrance and exit. This above the elevation of N. Pacific Street, thereby
option also provides for a Pacific Street. This conforming to
wider sidewalk and the projection exceeds Proposition "A”.

Junior Seau opportunity of a coastal _ Proposition “A"‘s height . A_ramp in conjunction
Amphitheater Viewmg area for pedestrians restriction. With an elevator on a

lower mid-level would
be used to address
ADA requirements.

on N. Pacific Street. a This proposed option
a An elevator which extends increases the seating

above the elevation of N. capacity to approximately
Pacific Street is included for
this option. This projection
exceeds Proposition "A’s
height restriction.

o This proposed option

2,630 seats. 0 A ramp would be
required from N. Pacific
Street, south of the
amphitheater, behind
the newly-constructed

increases the seating Beachfront Operations
capacity to approximately Center.
2,590 seats.

Junior Seau Beach Community Center: Three options were studied forthis facility ranging
from minor improvements to major additions and renovations. Due to the existing
elevation of the facility near sea level, Proposition “A” height restrictions, public feedback
expressing significant sentimental attachment to the existing facility, and potential
development restrictions associated with the California Coastal Commission, only one
option is recommended. Recommended Option “A” would include minor, non-structural,
cosmetic improvements and ADA path of travel upgrades, in an effort to restore and
rehabilitate the facility. Additionally, Option “A" includes proposed public art and new
building signage to commemorate the dedication of the building in honor of Junior Seau.

“Betty's Lot”: Although not technically a part of the Phase II recommendations currently
under consideration, a potential long—term option was generated for Parking Lot 30 (aka



Betty's Lot). Development of this option was motivated by the realization that it’s
infeasible to accommodate future enhanced sports and community space programming
within the existing Junior Seau Beach Community Center for the reasons described
above. Should the community favor expanding such programming in the future, the
redesign of Betty’s Lot could serve that function. Potential future improvements include
building a structure above the existing, expanded, surface parking lot that could include
four community recreation classrooms, three outdoor basketball/ multipurpose courts,
and new public park open space, all in compliance with Proposition “A” height limitations.
These highly conceptual Betty’s Lot improvements were not identified as a priority; they
are presented simply as “fonNard-thinking” ideas for consideration, if ever desired in the
future and construction funding was available.

Staff-Recommendation

Staff-recommended options for the study site were developed following the feasibility
study process and further refined through community input. Based on the limitations from
Proposition “A” and public input requesting that the project maintain consistency with that
legislation, the staff-recommended options do not include development above the
approximately 30-foot height restriction.

Staff-
Study Site Element Recommended Considerations

Option
The bandshell would increase in height to 29
feet, however, would remain below the present
elevation of N. Pacific Street. This option
requires supplemental lighting through stand-

Junior Seau Bandshell Reduced Height Option alone light poles in the plaza area. The enclosed
version of the reduced height bandshell is
recommended at this time. Design details
regarding openings in the bandshell may be
further evaluated and refined during the design
phase.
This is an alternate version of Option B, refined
afterthe Option Development Phase. It
eliminates the need for an elevator extending
above N. Pacific Street. A ramp in conjunction

Junior Seau Amphitheater Alternate Option C with an elevator on a lower mid-level would be
used to address ADA requirements. A ramp
would be required from N. Pacific Street, south of
the amphitheater, behind the newly-constructed
Beachfront Operations Center.

This sole option proposes minor, non-structural,
cosmetic improvements, ADA path of travel
upgrades, etc. It does not address sea level rise

Junior Seau Beach , impacts, nor trigger mitigation of anticipated sea
Community Center Option A level rise that would be required if substantial

building improvements were proposed. It does
not increase the recreation classroom size or
quantity. The gym would still remain undersized.



Proposed Next Steps

If the Feasibility Study is approved and direction is given by the City Council to continue
with the project, staff would proceed to the next phase which would be the preparation of
preliminary design plans (approximately 30% level) and completion of environmental
review. Staff proposes to evaluate and plan the area holistically and consolidate the
environmental documentation efforts with the Beachfront Feasibility Study Phase II and
Pier View Bridge and Lifeguard Headquarters Project, with the eventual goal of having
“shovel ready” projects eligible for potential grant funding. Therefore, staff intends to
prepare a Professional Services Agreement (PSA) Amendment with Johnson Favaro for
preliminary design which would be brought before the City COuncil for approval once the
scope of work and compensation has been finalized.

ENVIRONMENTAL DETERMINATION

Upon the City Council approval and direction to proceed with the project, staff would
commence environmental review and documentation in accordance with CEQA. Due to
Beachfront Improvement Feasibility Study Phase ll’s proximity to the Pier View Bridge
and Lifeguard Headquarters Project, staff anticipates the preparation of a Programmatic
Environmental Impact Report (PEIFl) to review both projects in accordance with CEQA
Guidelines Section 15168.

FISCAL IMPACT

The estimated total project costs for the Junior Seau Beach Community Center and Junior
Seau Amphitheater and Bandshell are $14,235,000 and $38,013,600, respectively,
based on current construction values.

The portion of the PEIR needed to environmentally clear the Beachfront Improvement
Phase II design is estimated to be $700,000. As the initial phase of the Pier View Bridge
and Lifeguard Headquarters Project has not been completed, and this item has not been
brought before the City Council for approval, the costs for the consolidated environmental
review efforts for these two projects is unknown at this time. Therefore, refined project
costs would be presented at the time the Pier View Bridge and Lifeguard Headquarters
Project is brought before the City Council for approval, which is anticipated in February
2023.

Request to Funding Account Available
Description Appropriate Account Number Source Number Balance

Feasibility $700,000 9121670195815305 General Fund 101.3020.0054 $6.88M
Study Phase II Assigned

Infrastructure

A transfer of $700,000 is required from account 1101 .6900.0581 to 912167019581.6800.0101.



COMMISSION 0R COMMITTEE REVIEW

On October 12, 2022, the Parks and Recreation Commission reviewed and heard public
testimony on the proposed Beachfront improvement Feasibility Study Phase II conceptual
alternatives. The Parks and Recreation Commission voted 6-2 (one commissioner
absent; Chair Hsu and Commissioner Schiafone voting no) in favor of the staff-
recommended options. One commissioner raised concerns regarding supporting future
improvements to the Junior Seau Beach Community Center when its location near sea
level makes the facility more susceptible to flooding. Additionally, commissioners raised
some concerns about moving forward with a recommendation when costs and timelines
were not yet available or presented at this meeting. There also were several questions
about future design details such as site security, number and type of restroomsI and
parking.

There were five public speakers on this item and most of the public comment was in
support of the staffs recommended options. However, there was some concerns with
project costs, funding sources, construction timelines, maintaining public access to these
facilities, parking, loss of the Junior Seau name affiliation with these facilities, and the
insufficient number of gymnasiums in the City. Some of the public had concerns moving
forward with the Study when the costs and project timelines to construct these facilities
were not yet available or presented. Additionally, there was concern that the process of
identifying funding sources for future development could result in a name change of these
facilities from Junior Seau to a future funding donor or partnership.

CITY ATTORNEY’S ANALYSIS

Does not apply.



RECOMMENDATION

Staff recommends that the City Council take the following actions for the Beachfront
improvement Feasibility Study Phase II:

1) Receive the conceptual alternatives and concur with the following staff-
recommended options:

a. Option A for the Junior Seau Beach Community Center
b. Reduced Height Option for the Junior Seau Bandshell
0. Alternative Option C for the Junior Seau Amphitheater

2) Authorize staff to proceed with preliminary design plans and commence
environmental review of Phase II in coordination with the on-going Pier View
Bridge and Lifeguard Headquarters Project

3) Appropriate $700,000 from the Assigned Infrastructure Reserves account to the
Beachfront Improvement Feasibility Study Phase II project account

PREPARED BY: SUBMITTED BY:

75MN-g
Darra Woods
Senior Civil Engineer

REVIEWED BY:

Rob O’Brien, Deputy City Manager A
Darlene Nicandro, Development Services Director
Brian Thomas, City Engineer ‘
Hamid Bahadori, Public Works Director

Jill Moya, Financial Services Director 511M
Mark Olson, Parks and Recreation Division Manager þ

A'I‘I'ACHMENTS:

1. Beachfront Improvement Feasibility Study Phase II
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