IAGENDA
OCEANSIDE DEVELOPER’S CONFERENCE

Wednesday, December 8, 2021

Reviewers- Please complete the Developer’s Conference comment sheet template and attach to the TRAKIT
record by end of day Tues, 12/7/2021.

1. 9:30 - 10:30 am

Proposed 144-unit apartment complex, inclusive of on-site income restricted and density
bonus units, on a vacant 2.21-acre site located at the terminus of Ditmar and Nevada streets,
south of Oceanside Boulevard, and immediately north of the NCTD Sprinter Rail Line.
[ADM21-00075]

Zoning: R-3

Land Use: UHD

Neighborhood Area: Townsite

Assessor Parcel Number(s): 152-121-06, 152-123-05, 152-123-20, & 152-
320-11

Contact Person: Howard Jacobs

Email: howard@jacobstrust.com

2. 10:30 - 11:30 am

Proposed 130-unit townhome development on a 14.19-acre site previously utilized as an
elementary school and located at 4991 Macario Drive. [ADM21-00074]

Zoning: PS

Land Use: CI

Neighborhood Area: North Valley

Assessor Parcel Number(s): 122-190-19 & 157-070-42
Contact Person: Aaron Talarico

Email: aaron.talarico@meritagehomes.com

! The Developer’s Conference provides an informal forum for prospective applicants to receive preliminary input from City staff on conceptual
plans that may or may not ultimately evolve into formal application submittals. These conferences do not constitute public meetings;
consequently, conference attendance by the public is at the discretion of the prospective applicant. Interested parties may contact the

prospective applicant, whose contact information is included on the conference agenda. Questions and comments can also be addressed to
Planning Division staff.
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To be completed by City stafft ~ Project Number: ADM 21 - 00075

Developer’s Conference (Pre-Application)
Request Form

Development Services Department, Planning Division
300 N. Coast Hwy, Oceanside, CA 92054, (760) 435-4373

General Information

Project/Property Address: S. Ditmar Street and Godfrey Street

Assessor’s Parcel Number: 152-121-06/152-123-05/11 Lot Area (acres or SF): 2.66 gross

Existing Use: vacant

Brief Description of Proposal:
Approx. 90 apartment units with density bonus

Property Owner & Applicant Information

Owner Name: Oceanside-Nevada LP, attn. Howard Jacobs

Phone Number & E-Mail Address: 941-587-0210 howard@jacobstrust.com

Applicant Name: same

Phone Number & E-Mail Address:

To be completed if the Applicant is not the Property Owner:

| authorize the applicant indicated above to submit the application on my behalf:

Signature of Property Owner
(or attach a Letter of Authorization)

Requested Meeting Date/Time (please provide 2 options) - reference the Developer's Conference calendar for dates

1%t choice date: Time preference: 9:30 am 10:30 am either

2" choice date: Time preference: 9:30 am 10:30 am either

Requested Divisions to Attend (Planning attends all meetings)

U [Building | ] [Fire | Water@Engineering []|Transportation| |Solid Waste| [Other

Email the following documents in PDF to Sergio Madera, smadera@oceansideca.org

e Project description letter
e Regional and vicinity maps (e.g. Google Maps aerial)
o Conceptual site plans and elevations

To be completed by City staff:
Assigned meeting date: pecember 8, 2021 Time: 9:30

Assigned Project Planner: sergio Madera, Principal Planner
November 2019
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BREEZE APARTMENTS WITH DENSITY BONUS

Developer’s Conference
December 8, 2021

OVERVIEW

The site comprises four vacant parcels that extend from the southeast corner of S. Ditmar Street
and Godfrey Street, east past the cul-de-sac at the end of Nevada Street and generally between
Oceanside Blvd. and slopes descending to the North County Transit District Sprinter rail line right-
of-way.

General Plan: Urban High Density Residential (29-43 du/acre)
Zone: R-3 Coastal Zone
Size: 2.67 gross acres / 2.21 net acres

The applicant would like to pursue the possibility of an apartment project with a density bonus
to provide very low-income units to increase the City’s affordable housing supply.

DEVELOPMENT PLAN

The Project would include a tentative parcel map, development plan with density bonus, and a
regular coastal permit. A total of 144 residential apartments, including 15% reserved for very
low-income residents and the remainder as market rate, would be incorporated in two buildings
with extensive amenities for residents, including a pool, meeting and social rooms, a fitness
room, and areas for pet care.

Access, Transit, and Parking — The site is within a half-mile walk to a Sprinter Station and bus lines
that travel north and south on Coast Highway. To further encourage the use of alternative transit,
bicycle parking would be included with the project, and 5-foot sidewalks along the Nevada Street
cul-de-sac frontage that are currently missing would be constructed to improve the pedestrian
path of travel.

The vehicular entry would be located at the corner of Ditmar Street and Godfrey Street to take
advantage of the safety provided by the existing traffic signal at Ditmar and Oceanside Blvd. A
surface-level private driveway designed to be 24 feet wide with a 5-foot walkway on the north
side would lead from the entry to the west building ground-level garage. The walkway would be
separated from the driveway by a mountable curb to provide a 29-foot fire lane. The driveway
then extends to the east building parking garage that has one entry level and two parking levels
below. A walkway would be located on the south side of this portion of the driveway, with a
crosswalk to connect the pedestrian pathways near each building. A loading-unloading/delivery
space is available in a location between the buildings convenient to the mail and parcel room.

General vehicular access would not be provided at the Nevada Street frontage. Emergency
vehicle access, however, would be permitted through the use of bollards at the end of the cul-
de-sac that could be removed for emergencies only. This access point then connects to the
project private drive and the main entry/egress at Ditmar and Godfrey.



Because the site is within one-half mile of a major transit stop (Sprinter Station at Oceanside Blvd.
and Coast Hwy.) and would provide at least 11% of very low-income housing, it may be permitted
to use special parking requirements under density bonus law, allowing 0.5 space per unit and no
guest parking. The proposed project, however, would contain 199 parking spaces total (171
standard and 28 compact).

Architecture — Two separate buildings will contain all residences and associated spaces. The west
building will consist of a ground-level parking garage and 3 floors above with a total of 12 units.
The east building has one level that consists of parking and interior spaces like the leasing office
and amenity spaces along the south side of this level that screen parking from view. There would
be 5 floors of apartments with a total of 132 units above this entry level, which is partially above-
grade and partially below-grade, and 2 levels of below-grade parking.

Fire Department — Type 3 construction is being considered for the construction of the two
structures. Based on preliminary talks with fire department staff, this would allow the project to
use 200 foot hose pulls and not require brush clearing of the existing vegetation on the slope
below the buildings. Emergency vehicle access is provided via bollards at the end of Nevada
Street, allowing trucks to drive into the site and exit out the Ditmar and Godfrey intersection as
discussed above. A fire lane extending into the property from Oceanside Blvd. would allow
emergency vehicles to serve the site from an off-street location.

CAP Requirements —The rooftop of the east building will support a very large solar array, but is
still not likely to provide 50% of energy production onsite given the number of units intended for
a relatively smaller footprint. If the project can’t feasibly generate enough solar power to meet
CAP requirements, it would buy into an energy portfolio available at the time of construction,
such as the SDGE EcoChoice program. A ground-level solar array may also be considered.

Street Vacation and Dedication — The project would include modifications at the southern end of
Ditmar Street to accommodate a knuckle at the primary site access. Along the property’s
Oceanside Blvd. frontage, the project will dedicate an additional 2 feet to provide a 10-foot
parkway and meet currently designated ROW width. The Nevada Street frontage would be
designed with a public sidewalk around the cul-de-sac and dedicate necessary area to
accommodate it, along with a vacation to address the existing unusual parcel configuration at
the end of the cul-de-sac.

AFFORDABLE HOUSING DENSITY BONUS

The Breeze project proposes 144 total apartment units. Of that total, the project will designate
15% to be affordable units at the very low-income level with the remaining units as market rate,
which complies with the City’s Inclusionary Housing Ordinance and meets the provisions of
Density Bonus Law regarding affordable housing. Affordable units would be proportional to the
overall project in unit size, dispersed throughout the project, and have access to all amenities
available to market rate units.

Breeze Apartments with Density Bonus Page 2 December 8, 2021
Developer’s Conference Description The Lightfoot Planning Group



Required Incentives and Concessions

In order to accommodate the project as allowed under Density Bonus Law, the project could not
physically comply with all of the development standards that apply to standard projects. Based
on the proposed design to accommodate Density Bonus units, the project anticipates seeking
waivers of the following development standards that would preclude the proposed housing
development at the density proposed pursuant to Density Bonus law:

Reduction or redistribution of setbacks

Increase in height limits and number of stories

Reduction or redistribution of front yard landscape minimums
Garage drive aisle width reduction

Reduction in parking space size requirements when next to columns
Cul-de-sac improved with public sidewalk only

By providing 15% very low-income units, the project is also entitled to 3 incentives/concessions.
Currently no incentives/concessions are planned, but this will be reviewed upon final design prior
to the first submittal.

Calculate Base Allowable Density

At this site, the Land Use Element designates a density of 29-43 units per acre, and the R-3
Coastal zone allows a maximum potential density of 43 units per acre. Under Density Bonus
Law, where a density range is provided, the base number of units permitted is determined by
multiplying the net site acreage (2.21 acres) by the maximum density for the specific zoning
range and land use element of the general plan applicable to the project (43 units per acre).
2.21 acres x 43 dwelling units per acre = 95.03
Rounded up to 96 units as base allowable

Determine Affordability Percentage and Units

The project proposes to provide 15% of the units as affordable to very low income
households. Per State Density Bonus Law, affordable unit percentage is calculated excluding
units added by a Density Bonus.

15% x 96 units (base allowable) = 14.4

14.4 very low income units

Calculate Density Bonus Units

Under Density Bonus Law, the provision of 15% very low income units allows the applicant to
receive a density bonus of 50%, allowing additional market-rate units to be constructed.

96 units x 0.50 (density bonus) = 48

48 units

Calculate Total Dwelling Units

Add the base allowable units and the density bonus units.

96 units (base allowable units) + 48 units (density bonus units)
= 144 total units allowed

Breeze Apartments with Density Bonus Page 3 December 8, 2021
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SPECIFIC STAFF QUESTIONS

FIRE:
1. Confirm hose pull allowance for Type 3 construction.
2. Confirm that brush clearance on the slope below the buildings would not be necessary.

CAP:
1. Confirm that if the project can not show 50% energy generation on-site that an
alternative method of compliance with CAP, such as buying in to any available program
at the time of construction drawings review would be acceptable.
2. Discuss the possibility of a ground-mounted solar array.

DENSITY BONUS
1. Verify calculations as to the number of density bonus units and the number of
affordable units.
2. Discuss height waiver.

ENGINEERING:
1. The cul-de-sac proposed is substantially similar to what was accepted as part of the
approved townhouse project. This proposed project design finishes the public sidewalk
around the cul-de-sac but includes no additional improvements.

WATER/SEWER:
1. Confirm that the existing unused sewer line located on the site is still acceptable to cap
and abandon, as it was addressed for the prior townhome project approval.
2. Would a looped water line still be required for each building?
3. Would a sprinkler connection from Oceanside Blvd rather than Nevada Street be
acceptable?

Breeze Apartments with Density Bonus Page 4 December 8, 2021
Developer’s Conference Description The Lightfoot Planning Group
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To be compieiod by City sl Project Number: ADM  |21-00074

g Developer's Conference (Pre-Application)
l Request Form

Dovelopment Senvices Dopadmant, Planning Divigion
J00 N. Coast Hwy, Oceansids, CA 92054, (T60) 435-4373

General Information
Project/Property Address: 49891 Macario Drive
Assassor's Parcel Number: 157-070-42 & 122-.190-19 Lot Area (acres or SF): 14,19+/- gross acres

Exsting Use: Vacant/Former Elementary School
Briafl Description of Proposal;
130 Residential Two-story Townhomes

8. | on
Crwmer Name: Oceanside Unified School District ¢/o Jeff Ragland
Phone Number & E-Maill Address: (858) 610-0600 |ri@tierrada.com

Applicant Name: MLC Holdings, Inc. c/o Aaron Talarico
Phone Number & E-Mail Address 949-372-3309 Hﬂmﬁ.tﬂlﬂrﬂfﬂ-@mﬂ'ﬂlﬂgEMﬂEE.Wm

To be completed if the Applicant Is not the Proparty Owner;
{ anitlvorize the applicant indicated above to submit the application on my behalfl: |

|
Sim of Property Owner
{or attach o Letter of Authorization)
-roforence the Deveioper's Conforence cmenday for dnfos
1% choice date: 12/8/2021 Time preference: [ ]9:30 am 10:30 am [o/] either
2™ ghoice date:12/22/2021 Time prafarance: 0:30 am 10:30 am E ither

¥ | Building |#” [Fire E’L‘u‘al&r EEﬂgmaamg v Transputﬂimﬁ:l wm:aummum&ng

Project dascription letter
Regional and vicinity maps (e.g. Google Maps aerial)
* Conceptual site plans and elevations

B e —————

Ta ba comngladud By Crty atalf
lwigned mectimgdae. [December 8, 2021 Time  [10:30

Aswigmad Projoct Plomser |Shann0n Vitale, Associate Planner

Meirvrrsiner 201U



Pacifica Elementary, 4991 Macario Drive
Draft Project Summary
November 22, 2021

Project Location & Existing Conditions

The subject property is located at 4991 Macario Drive, at the intersection of Monica Circle and Macario
Drive in Oceanside’s North Valley Neighborhood. The property is located within a half-mile walking
distance of the San Luis Rey Transit Center, located at the intersection of Vandergrift Blvd and North
River Road. This intersection also includes various neighborhood serving retail uses. The property is also
less than a half-mile walk from Libby Elementary School and less than a mile walk from Libby Lake Park
and Child Development Center. The walking route from the subject property to these destinations
includes continuous sidewalks, making the location very walkable.

The property is currently vacant and was previously home to Pacifica Elementary School. All buildings
have been demolished but pavement, utilities, fencing and other remnants of the school remain. The
site consists of a relatively flat area surrounded by slopes on three sides, a drainage wetland area to the
West, and a few mature trees. The site is an infill site and sits approximately 25 to 35 feet below single-
family neighborhoods located to the north, south, east, and west. An existing wetland area, owned by
the City of Oceanside, is located immediately west and southwest of the site. The wetland area is
situated approximately 25 feet below the subject property.

The property currently maintains a land use designation of Civic Institution (Cl) and a Zoning designation
of Public and Semi-public (PS). The site takes access from Macario Drive via an existing driveway
associated with the former school. This access crosses a parcel (APN 122-190-22-00), hereinafter
referred to as Parcel 2, which is owned by Sproul Construction Corp, an entity that is no longer in
existence. The applicant intends to initiate a quite title action to incorporate this parcel into the project
area.

Property Data

Address: 4991 Macario Drive

Assessor’s Parcel Numbers: 157-070-42-00, 122-190-19-00, and 122-190-22-00

Property Size: 14.5 Acres

Proposed No. of Units: 125 Two-Story Townhomes (Single-Family Attached Multi-Plex)
Proposed Density: 8.6 du/ac

Existing General Plan/Zoning:  CI/PS
Proposed General Plan/Zoning: Medium Density A/RM-A (6.0 -9.9 du/ac) or PD
Coastal Zone: No

Proposed Development

The proposed development includes 125 residential single-family attached townhomes on
approximately 14.5 acres with a density of 8.6 dwelling units per acre (du/ac). The project will include
on-site affordable housing or an in-lieu payment consistent with the City’s Inclusionary Housing Policy.
Residential development is not permitted under the current general plan and zoning designations so the



project will require a General Plan Amendment and Zone Change. The proposed general plan
designation is Residential Medium Density A (RM-A) and the proposed zoning designation is Residential
Medium Density A (RM-A), which both allow for a base density of 6.0 du/ac and a maximum potential
density of 9.9 du/ac. The site plan generally conforms to setbacks, open space, parking, and other
development standards for properties within the RM-A zone. Depending upon how zoning standards are
applied, a Planned Development may be required or concessions and/or waivers may be needed.

The proposed development consists of 25 two-story Multi-Plex buildings and 3 building types including a
3-plex, 5-plex, and 6-plex. Townhomes range from approximately 1400 SF to 1700 SF and include three
and four-bedroom homes. Each home offers a private two-car garage and ground floor patio area. Patio
areas are approximately 120 SF with a minimum dimension of 6 feet. Building heights are a maximum of
28.5 feet. Homes will be designed in Mediterranean architectural styles with at least two elevation
styles and two-color schemes to create variation throughout the community. The residential structures
will consist of Type VB construction with an NFPA 13D automatic sprinkler system.

The vehicular circulation system will consist of a system of private drives and private drive aisles. The
community will continue to take access from the existing driveway associated with the former school
but plans to enhance the entry and meet the Fire Department’s curb-to-curb width standard of 28 feet.
This entry drive leads to a main loop drive that provides access to a series of private drive aisles and
private garages. A secondary gated emergency vehicle access (EVA) connects to the existing terminus of
Malaga Drive. Both access points and the loop drive maintain a minimum curb-to-curb dimension of 28-
feet. Selected drive aisles maintain a minimum curb-to-curb dimension of 26-feet and inside turning
radii or 28 feet to allow adequate fire access. Drive aisles with fire access were selected based upon a
maximum hose pull of 150-feet, such that the hose can reach all portions of each building.

Sidewalks occur along the entry drive and main loop drive, connecting with paseos and common open
space areas to create a walkable community. Homes take front door access from the loop drive, paseos,
or common areas. Buildings have been designed and oriented to face front doors and windows toward
the loop drive, paseos, and common areas to enhance street scenes, improve the pedestrian
experience, and allow for natural surveillance that promotes public safety. Shade tree will be planted
along sidewalks to support pedestrian comfort, reduce heat island effect, and conform with the urban
forest requirements of the City’s municipal code.

Total open space for the community, including both private and common open space, totals 57,280
square feet (excluding slopes, habitat buffers and planning setbacks), which is equivalent to 458 sf per
unit. Private open space is provided in private front patios with approximately 120 SF of area and a
minimum dimension of 6 feet. Patios will be enclosed by a low patio wall with a maximum height of 42
inches. Patios account for approximately 15,000 square feet of the total open space for the community.
Common areas with a minimum dimension of 20-feet account for approximately 42,280 square feet
(73.8%) of the total open space for the community, including 3 major amenity spaces and a major paseo.

e Amenity Area A includes approximately 8,200 square feet of common open space located at the
center of the community. This space is planned for a covered barbecue area with a sink and seating
for gatherings. A tot lot located at the center includes a play structure for children and seating
areas for parents. Open lawn areas are also provided to accommodate movie nights or other
community events. A lawn area allows for bocce ball, corn hole, and other lawn games.



e Amenity Area B includes approximately 10,270 square feet of space, excluding slopes, habitat
buffers, and planning setbacks. This space is located in the northwest corner of the site and
consists of an off-leash dog space for pet owners, fire pits for gatherings, and landscaping.

e  Amenity Area C includes approximately 14,400 square feet of space excluding slopes, habitat
buffers, and planning setbacks. This space is located in the southwest corner of the site, adjacent to
the proposed basin. This space will include another barbecue space with seating; pickle ball courts;
open lawn area for frisbee, informal soccer, and other unstructured play; and access to the basin.

e  The Paseo extends through the center of the community and consists of 9,410 square feet of
common open space and a trail, providing a pedestrian connection between amenities areas. The
paseo will be enhanced with landscaping and special paving crosswalks to create a comfortable and
inviting walking experience.

An additional 9,740 SF of passive open space areas is located within the habitat buffers and planning
setbacks. Smaller common areas with dimensions less than 20 feet are also provided in the form of
smaller paseos and spaces that afford access to private patios and front doors.

Parking for the community consist of both private garages and guest parking spaces. Each home includes
a private two-car garage accessed via a rear private drive aisle. Guest parking is well distributed
throughout the site to make guest parking conveniently located near each home and the various
amenity spaces. Guest parking will exceed the minimum required.

Grading for the proposed community will require approximately 139,000 cubic yards of over excavation
to remediate existing undocumented fill on the site. The proposed site is designed to balance at this
time and no export/import is anticipated. Retaining walls are proposed around the perimeter of the
property at the toe of existing slopes. Retaining wall heights range from 3 to 12 feet in height depending
upon location. No other perimeter walls are proposed. Retaining walls will be planted to soften their
appearance and enhance the aesthetics of the community.

Stormwater will be collected by a private stormwater system that will consist of a series of catch basins
and pipes that convey stormwater to a basin located in the southwest corner of the site. Stormwater
within the basin will be stored and treated for both hydromodification and water quality management.
Once treated, stormwater will be discharged at a rate consistent with preconstruction volumes and
flows into the adjacent wetland via an existing outfall. An additional bypass storm drain system is
proposed to replace an existing line that currently conveys offsite flows through the site to the same
existing outfall and into the wetland area. The basin and stormwater system will be maintained by the
homeowner’s association.

A private sanitary sewer system will collect all wastewater from the project and convey it to a proposed
private lift station located in the southwest corner of the site. The lift station will then convey these
flows through a force main to the existing public lift station located near the entrance to the community,
where it will enter the City’s existing sewer system. The existing lift station will be protected in place.
The proposed private sanitary sewer system and the prosed private lift station will be maintained by the
homeowner’s association.



Water service is provided by the City of Oceanside. A private water system, maintained by the
homeowner’s association, will consist of a series of pipes located in the private loop drive and private
drive aisles. The system will be designed to serve all homes, to irrigate all landscape areas, and to serve
a series of hydrants located throughout the site. The system will provide master meters and connect to
new eight-inch public water mains that will replace existing 6-inch mains in Macario Dive and Malaga
Drive, providing a looped and pressurized system that meets pressure and flow requirements of the
City’s Water Utilities and Fire Departments. A separate fire main is also proposed within the site and will
parallel the domestic system. As previously mentioned, all homes will include automatic sprinkler
system complying with NFPA 13D.

Discretionary Actions

The following discretionary approvals are anticipated for the project:

e General Plan Amendment (GPA)

e Zone Change (ZC)

e Tentative Map (TM) — Condominium Map
e Development Plan (DP)
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