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(760) 435-4373 | PlanningStaff@OceansideCA.org 

 

 
* 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. 

 

Staff Reviewers: Please complete the 

Developer’s Conference comment 

sheet template and attach to the 

TRAKiT record by the end of day on 

the day before the meeting. 

OCEANSIDE DEVELOPER’S CONFERENCE* AGENDA 
 

Wednesday, October 26, 2022 
 

Meeting 1: 9:30 a.m. – 10:30 a.m. 

 

Project Description: Proposing to redevelop existing Duplex/Single Family residence into mixed use.  Proposing 

Commercial as well as 5 condo units, potentially more with density bonus. It is a 5000 square foot lot located at 

1002 S. Tremont Street. 

 

Project Number: ADM22-00070 

 

Assessor Parcel Number(s): 152-011-21-00 

Contact Person: Daniel Steele 

Email: Daniel.Steele@thermofisher.com 

Zoning: C2 

Land Use: C-GC 

Neighborhood Area: Townsite C-TS 

 
 

Meeting 2: 10:30 a.m. – 11:30 a.m. 

 

Project Description:  Proposing to re-develop a portion of Mission Marketplace (Regal Cinemas) to build 

a 336-unit 41’-6” to 65’-6” in height, multifamily community. It is a .74 acre site located at 431 College 

Blvd at the northwest corner of College Blvd & State Route 76. 

 

Project Number: ADM22-00072 

 

Assessor Parcel Number(s): 157-101-05-00 

Contact Person: Barret Bradley 

Email: bbradley@newmarkmerrill.com 

Zoning: CC 

Land Use: CC 

Neighborhood Area: San Luis Rey 

 

mailto:PlanningStaff@OceansideCA.org
mailto:Daniel.Steele@thermofisher.com
mailto:bbradley@newmarkmerrill.com
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                                      To be completed by City staff     Project Number: ADM          -             

September 2020 

 

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:  
 

Assessor’s Parcel Number:            Lot Area (acres or SF): 
 

Existing Use:  
 

Brief Description of Proposal:  
 

 
 

 

Property Owner & Applicant Information 
 
Owner Name:  
 

Phone Number & E-Mail Address:   
 

Applicant Name:  
 

Phone Number & E-Mail Address:  

 

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

I 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) 
 

1st choice date:            Time preference:  9:30 am  10:30 am   either 
 

2nd choice date:            Time preference:  9:30 am  10:30 am   either 
 
Requested Divisions to Attend (Planning attends all meetings) 
 

       Building       Fire       Water       Engineering       Transportation       Solid Waste       Other  
 
Email the following PDF documents to PlanningStaff@oceansideca.org: 
 

• Project description letter 

• Regional and vicinity maps (e.g. Google Maps aerial) 

• Conceptual site plans and elevations 
 

 
 

To be completed by City staff: 

Assigned meeting date:                                                         Time:  
 
Assigned Project Planner:    

✔ ✔ planning

✔

✔

1002 S Tremont St

152-011-21-20 5,000

Duplex/Single Family

Redevelop into mixed use (commercial as well as 5 condo units, potentially more with bonus density)

Daniel Steele

858.386.9857 

Daniel Steele

9/14

9/28

daniel.steele@lifetech.com

Merisue Repik
Typewriter
22

Merisue Repik
Typewriter
00070

Merisue Repik
Typewriter
9:30 a.m.

Merisue Repik
Typewriter
October 26, 2022

Merisue Repik
Typewriter
Delaney Carmen

























ITEM 2 

 



                                      To be completed by City staff     Project Number: ADM          -             

September 2020 

 

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:  
 

Assessor’s Parcel Number:            Lot Area (acres or SF): 
 

Existing Use:  
 

Brief Description of Proposal:  
 

 
 

 

Property Owner & Applicant Information 
 
Owner Name:  
 

Phone Number & E-Mail Address:   
 

Applicant Name:  
 

Phone Number & E-Mail Address:  

 

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

I 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) 
 

1st choice date:            Time preference:  9:30 am  10:30 am   either 
 

2nd choice date:            Time preference:  9:30 am  10:30 am   either 
 
Requested Divisions to Attend (Planning attends all meetings) 
 

       Building       Fire       Water       Engineering       Transportation       Solid Waste       Other  
 
Email the following PDF documents to PlanningStaff@oceansideca.org: 
 

• Project description letter 

• Regional and vicinity maps (e.g. Google Maps aerial) 

• Conceptual site plans and elevations 
 

 
 

To be completed by City staff: 

Assigned meeting date:                                                         Time:  
 
Assigned Project Planner:    

mailto:PlanningStaff@oceansideca.org
dthompson
Rectangle
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Mission Marketplace Residential Development Project Description: 

The applicant seeks to re-develop a portion of Mission Marketplace, a popular grocery-anchored 
shopping center anchored by Target, Sprouts, Ross and others, located at the NWC of Highway 76 and 
College Boulevard. The re-development plan envisions the demolition of the existing Regal Cinemas 
building and the adjacent multi-tenant office building (a total of 54,953 square feet of commercial space 
to be demolished in this portion the center) in order to make way for a 336-unit multifamily community. 
Additionally, approximately 8,870 square feet of retail space on the main, upper level of the shopping 
center would be demolished in order to create a new vehicular access point for the multifamily project, 
new tenant patio areas, and a new amenity-filled plaza for community events, concerts, and activities.  

 

Given significant headwinds in the theater business, Regal Cinemas has recently declared bankruptcy, 
causing the applicant to anticipate the theater closing, and a sizable portion of the center thus becoming 
unproductive. The proposed project would not only provide a substantial number of new housing units 
for the City of Oceanside, but would re-invigorate a soon-to-be obsolete portion of an otherwise 
successful retail center, while building in a base of customers to further support the success and 
longevity of the other existing merchants. 

 

The property will include one new construction residential wrap building, including a seven-level parking 
structure containing approximately 604 parking spaces, and six stories of living space. The building will 
be architecturally enhanced on all sides, and will include 26 studio units, 201 one-bedroom units, and 
109 two-bedroom units. The building will range from 41’-6” to 65’-6” in height, with the height of the 
building starting lower where the building is closest to the adjacent neighborhood of single-family 
residential homes, and stepping up higher as the building approaches the existing retail center buildings. 

 

The residential building will include a combination of modern building materials and have an emphasis 
on resident amenities and well-programmed spaces including a dedicated leasing office, a package 
center and mail room, a first-floor pool area complete with cabanas and a barbeque grill, a clubhouse 
and fitness center, and 4-5 other landscaped courtyard areas for resident enjoyment and relaxation. The 
building will also contain a freight elevator for resident move-in, two trash chutes and service areas for 
the building’s maintenance staff, and several elevators and stairwells for easy access between floors. 

 

In the upper portion of the project, the demolition of an underperforming stretch of retail shop space 
will allow the project to deliver a dynamic event-centric public plaza and amenity area for all of 
Oceanside to enjoy. The new plaza will create a true arrival experience and presence for the new 
residential community, as well as opportunities to re-format and enhance the shop space that remains, 
including potentially adding new storefronts and patios situated around the plaza. A new drive lane 
would also be added adjacent to the new plaza, allowing for direct access via a new vehicular bridge into 
the residential parking garage on level four. Access to the residential parking area will be restricted to 
residents only and managed with automated parking access technology and infrastructure.  



kimley-horn.com 1100 Town and Country Road, Suite 700, Orange, CA 92868 714 939 1030

MEMORANDUM	

To: Barret Bradley
                      Vice President of Acquisitions & Development,
                      Newmark Merrill Companies – San Diego Division

	
From: Trevor Briggs, P.E.

Date: April 22, 2022

Subject: Traffic	 Due	 Diligence	 Memorandum	 for	 the	 Mission	 Marketplace	 Redevelopment	
Project	in	the	City	of	Oceanside

Kimley-Horn and Associates, Inc. has prepared a traffic due diligence memorandum for the proposed
Mission Marketplace redevelopment project located in the City of Oceanside. This memorandum has
been prepared to evaluate the trip generating characteristic for the proposed redevelopment within
the existing Mission Marketplace shopping center.

PROJECT	OVERVIEW	

The proposed project is located within the Mission Marketplace shopping center, which is located at
the northwest corner of Highway 76 and College Boulevard in the City of Oceanside. The project
applicant proposes to demolish the following existing buildings within the Mission Marketplace
shopping center:

· 43,940 square-foot (SF) movie theater (1,411 total seats)
· 2,651 square-foot (SF) property management office
· 600 square-foot (SF) residential real estate sales office
· 7,762 square-foot (SF) day care facility

The applicant proposes to construct a multi-family residential community. For comparison purposes,
the trip generation for the proposed residential community was evaluated based on the following
three unit density scenarios:

· 200 dwelling units (Scenario 1)
· 300 dwelling units (Scenario 2)
· 400 dwelling units (Scenario 3)

The project site plan is provided on Figure	1.	
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	 Mr. Bradley, April 22, 2022, Page 2

TRIP	GENERATION	COMPARISON	

A trip generation analysis has been prepared to evaluate the trip generating characteristics for the
proposed uses compared to the existing uses. Trip generation estimates for the existing and proposed
land uses are based on the San Diego Association of Governments (SANDAG) Brief Guide of Vehicular
Traffic Generation Rates for San Diego Region (2002).

Trip generation rates and the resulting trip generation estimates for the existing and proposed uses
are summarized in Table	1. The following are the forecasted trip generation estimates for each
proposed scenario:

· Scenario	1	(200	dwelling	units): Compared to the existing uses, the proposed Scenario 1
(200 DUs) is expected to generate 2,026 fewer trips on a daily basis, 19 fewer trips (-42
inbound and 23 outbound) during the morning peak hour, and 215 fewer trips (-104 inbound
and -112 outbound) during the evening peak hour.

· Scenario	2	(300	dwelling	units): Compared to the existing use, the proposed Scenario 2
(300 DUs) is expected to generate 1,426 fewer trips on a daily basis, 29 net new trips (-32
inbound and 61 outbound) during the morning peak hour, and 161 (-66 inbound and -95
outbound) fewer trips during the evening peak hour.

· Scenario	3	(400	dwelling	units): Compared to the existing use, the proposed Scenario 3
(400 DUs)  is  expected to  generate  826 fewer  trips  on a  daily  basis,  77  net  new trips  (-23
inbound and 100 outbound) during the morning peak hour, and 107 fewer trips (-28 inbound
and -79 outbound) during the evening peak hour.

JURISDICTIONAL	REQUIREMENTS	

The City of Oceanside Traffic	Impact	Analysis	Guidelines	for	Vehicle	Miles	Traveled	(VMT)	and	Level	of	
Service	 Assessment’ (dated August 2020) states the following on page 6 of the City’s guidelines
regarding the need for a Level of Service (LOS) analysis:

· “A Local Transportation Study (LTS) will be required if a project exceeds 1,000 ADT and is
consistent with the adopted General Plan. If a project is inconsistent with the adopted General
Plan, an LTS will be required if the project exceeds 500 ADT.”

· “A Local Transportation Assessment (LTA) will be required to analyze the following scenarios
based on the thresholds identified for the project’s ADT.

o A project that generates between 200-500 ADT will be required to analyze existing
conditions and existing conditions plus project.

o A project that generates between 500-1,000 ADT will be required to analyze existing
conditions, existing conditions plus project, existing conditions plus near-term
cumulative projects, and existing conditions plus near-term cumulative projects plus
project.”
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	 Mr. Bradley, April 22, 2022, Page 3

It should be noted that the City’s guidelines do not specify whether the ADT, or daily trips, generated
by the project includes a reduction in project ADT based on existing use credits. Based on Table 1, if
existing use credits are not applied to the project ADT, all three proposed scenarios would meet the
requirement for a Local Transportation Study (LTS) as the project would exceed 1,000 ADT in each
proposed scenario. If exiting use credits are applied to the project ADT, a Level of Service analysis
would not be required for any of the three proposed scenarios.

It should also be noted that page 22 of the City’s guidelines states the following:

· “All signalized intersections and signalized project driveways shall be analyzed if the project
will add 50 or more peak hour (final cumulative) trips in either direction."

Based on the City’s guidelines, if existing use trip credits are applied to the proposed project, Scenario
2 (61 outbound trips in the AM peak hour) and Scenario 3 (100 outbound trips in the AM peak
hour) are anticipated to meet this requirement. As a result, based on the peak hour trip criteria
noted above, a Level of Service analysis may be required for Scenario 2 (300 DUs) and Scenario 3
(400 DUs).

Please contact me if you have any questions or comments.

Sincerely,

KIMLEY-HORN	AND	ASSOCIATES,	INC.	

Trevor Briggs, P.E.
Project Engineer



HIGHWAY 76

COLLEGE BOULEVARD



TABLE	1
SUMMARY	OF	PROJECT	TRIP	GENERATION

OCEANSIDE	MISSION	MARKETPLACE	

Trip	Generation	Rates	1

SANDAG AM	Peak	Hour PM	Peak	Hour
Land	Use Code Unit Daily In Out Total In Out Total

Apartments - DU 6.000 0.096 0.384 0.480 0.378 0.162 0.540

   Theaters 2 - SEAT 1.800 0.00 0.00 0.00 0.086 0.058 0.144

Standard Commercial Office - KSF 20.000 2.520 0.280 2.800 0.520 2.080 2.600
Day Care Center - KSF 80.000 6.800 6.800 13.600 7.200 7.200 14.400

Trip	Generation	Estimates
AM	Peak	Hour PM	Peak	Hour

Land	Use Quantity Unit Daily In Out Total In Out Total

Movie Theater 1,411 SEAT 2,540 0 0 0 122 81 203

Standard Commercial Office 2.651 KSF 53 7 1 7 1 6 7

Standard Commercial Office 0.600 KSF 12 2 0 2 0 1 2

Day Care Center 7.765 KSF 621 53 53 106 56 56 112

Total	Existing	Trips 3,226 61 54 115 180 144 323

Apartments 200 DU 1,200 19 77 96 76 32 108

Net	Difference	(Scenario	1	Minus	Existing) -2,026 -42 23 -19 -104 -112 -215

Apartments 300 DU 1,800 29 115 144 113 49 162

Net	Difference	(Scenario	2	Minus	Existing) -1,426 -32 61 29 -66 -95 -161

Apartments 400 DU 2,400 38 154 192 151 65 216

Net	Difference	(Scenario	3	Minus	Existing) -826 -23 100 77 -28 -79 -107

Scenario	2	-	(300	Dwelling	Units)

Scenario	3	-	(400	Dwelling	Units)

EXISTING	USE

Scenario	1	-	(200	Dwelling	Units)

1  Source:  SANDAG Brief Guide of Vehicular Traffic Generation rates for the San Diego Region
2  The movie theater is not open during the AM peak hour.

PROPOSED	USE

Oceanside Mission Marketplace
Trip Generation Study

Kimley-Horn and Associates, Inc.
April 2022
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