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INITIAL STUDY
City of Oceanside California

1. PROJECT TITLE:

Garrison Street Oceanside

2. LEAD AGENCY & ADDRESS:
City of Oceanside

300 N. Coast Highway

Oceanside, CA 92054

3. CONTACT PERSON & PHONE:
Dane Thompson; (760) 435-3562

4. PROJECT LOCATION:

333 Garrison Street, Oceanside, CA

5. PROJECT SPONSOR & ADDRESS:
Michael Torres

TTLC Oceanside Garrison, LLC

4350 Von Karman Ave., Suite 200
Newport Beach, CA 92660

6. GENERAL PLAN DESIGNATION:

EXISTING: Civic Institutional (Cl) and Medium Density C Residential (MDC-R)
PROPOSED: Medium Density C Residential (MDC-R)

7. ZONING:

EXISTING: Public and Semipublic (PS) and Medium Density C (RM-C)
PROPOSED: Planned Development District (PD)

8. PROJECT DESCRIPTION:
PROJECT OVERVIEW

TTLC Oceanside Garrison, LLC (Applicant) is proposing the following: a General Plan Amendment
(GPA24-00002) to redesignate the project site from Civic Institutional (Cl) to Medium Density C Residential
(MDC-R); a Zone Amendment (ZA24-00001) to change the zoning from Public Semipublic (PS) and
Medium Density C (RM-C) to Planned Development (PD); a Tentative Map (T24 00002) for the construction
of 140 dwelling units within 22 structures; and a Development Plan (D24-00010), hereinafter referred to as
the “project.” The project site is an approximately 8.3-acre property identified as Assessor’'s Parcel Number
162-020-26-00 at 333 Garrison Street within the Loma Alta community of the City of Oceanside (City).
Figure 1 shows the project's regional location and Figure 2 shows the project location on an aerial
photograph.
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The approximately 8.3-acre property includes relatively flat developable areas, with limited manufactured
slopes at the edge of the property to the south descending approximately 5 to 10 feet to the existing
multi-family residences below. The project site is east of Interstate 5 (I-5), south of State Route 76 (SR-76),
west of El Camino Real, and north of Oceanside Boulevard. The project site is within a low vehicle miles
traveled (VMT) area per the San Diego Association of Governments (SANDAG) VMT screening maps.

The project site is currently developed with a vacant school comprising approximately 10 abandoned school
structures, playground equipment, and some miscellaneous maintenance materials. The project site has
been unused for four years since it closed in 2019. The project would include demolition and removal of all
structures and materials, along with the finish surfaces of the playground, prior to the start of grading for
the proposed residential construction. The project proposes a total of 140 dwelling units within 22
three-story townhomes buildings ranging in size from approximately 1,320 square feet to 2,100 square feet.
The proposed density would be 16.9 dwelling units per acre, which is consistent with the proposed Medium
Density C Residential (MDC-R) designation. Additional residential amenities proposed on-site would
include passive recreational fields, a dog park, and picnic areas. Figure 3 shows the project’s Site Plan and
Figure 4 shows the Project Impact Areas.

DISCRETIONARY APPLICATIONS

The project application includes a number of discretionary land use applications, as discussed further
below.

General Plan Amendment

The current General Plan land use designation for the property is Civic Institutional (Cl) and Medium Density
C Residential (MDC-R). This designation does not allow for residential uses on the entire property, as the
land use designations are largely intended to be applied to public and quasi-public uses and facilities. The
change in the General Plan land use to Medium Density C Residential (MDC-R) for the entire property
would allow for housing to be developed on the project site at an appropriate scale for the area and the size
of the parcel.

Zoning Ordinance Amendment

The current zoning designation for the property is Public and Semipublic (PS) and Medium Density C
(RM-C). This designation does not allow for residential uses on the entire property, as the Zoning
designations are largely intended to be applied to public and quasi-public uses and facilities. As detailed in
Article 17 of the City’'s Comprehensive Zoning Ordinance (CZO), the purpose of the Planned Development
District (PD) includes (but is not limited) to the following: (A) establish a procedure for the development of
parcels of land in order to reduce or eliminate the rigidity, delays, and inequities that otherwise would result
from application of zoning standards and procedures designed primarily for small parcels; (B) ensure
orderly and thorough planning and review procedures that will result in quality urban design; and
(C) encourage variety and avoid monotony in large developments by allowing greater freedom in selecting
the means to provide access, light, open space, and amenity (City CZO Section 1701).

Tentative Map

A Tentative Map is proposed to provide specific lot configurations for the project site. It is anticipated that
the project would be developed in a single phase.
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Gross Site Area: 8.3 Acres
Dwelling Units: 140 Units
Density: 17 dulac
Lot Coverage: 30.3%

3 Story Townhomes A:

Plan_Type Area Quantity
P1  2Bed/25Bath 1364 sfNet 10 du
/P2 2Bed/25Bath 1378 sf Net 20du
//P3 3Bed/25Bath 1561 sfNet 10du
/'.P4 3Bed/35Bath 1747 sfNet 20du
/ P5 3Bed/35Bath 1788 sfNet 41du
/ ~P6 4Bed/35Bath 1948 sfNet 17 du
P7__4Bed/3.5Bath 2093 sfNet 22du

Total: 140 du

3 Story Townhomes Building Summary:

Bidg Type _Description Quantity
BidgA 4-Plex
Bldg B 7-Plex
BldgC 8-Plex
4-Plex
5-Plex
6-Plex

Bldg D
Bidg E
Bldg F

o wn N

/- Parking Required:
2+ Bed: 140 x 2/du

/
5 Guest: 140x 0.2 + 1
Tolal Required

280 Spaces
29 Spaces
309 Spaces

Parking Provided:
Garages:

Open parking:
Total Provided:

280 Spaces
38 Spaces
318 Spaces (2.27/Unit)

Open Space Required

140 du x 300 sf: 42,000 sf
Open Space Provided:

Private Townhome Balconies: 11,692 sf
Common Usable Open Space: 33,300 + sf
Total: 44,992 sf

314sf/du

RECON
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Development Plan

As stated above, the project would amend the project site’s General Plan land use designation to Medium
Density C Residential (MDC-R) and would amend the zoning to Planned Development (PD). Consistent
with Articles 17 and 43 of the City’s CZO, a Development Plan requires the submittal of all relevant materials
required for design review, including a Site Plan illustrating the new development adherence to all
applicable zoning requirements. A Development Plan presents the proposed Site Plan configuration and
project architecture along with additional information related to aesthetics, building orientation, landscaping
and open space, and infrastructure. The Development Plan corresponds with the Tentative Map presenting
the proposed building locations and conceptual grading elements of the planning area.

Planned Development Plan

In addition to the plans and materials required by Article 45 of the CZO for a zoning map amendment
application, an application for rezoning to a Planned Development (PD) district is also required to include a
Planned Development Plan (PDP).

The Oceanside Garrison Street PDP (RRM 2025) has been prepared in accordance with the City’'s CZO-
Article 17. The PDP provides zoning, use regulations, and development standards applicable to the
development of the project site and would serve as the project’s regulating document going forward. The
reliance on the project’'s PDP allows for creative design and development of the property site that would
not be possible through the strict application of zoning regulations found in the City’s CZO. The PDP acts
as the development guide for the project, including direction for land uses, development intensities,
development regulations, as well as design guidelines relating to materials and architecture. In alignment
with the proposed General Plan land use designation of Medium Density C Residential (MDC-R), the project
has been designed to be generally consistent with the development standards of the corresponding zoning
designation Medium Density C (RM-C), including the minimum setbacks, open space, and parking
requirements of this zone. However, the zoning designation of Planned Development is proposed to allow
for minor deviations that would result in a more cohesive, compact, and pedestrian-friendly community.
Table 1, Development Regulations Compliance Summary compares zoning regulations under the City’'s
Medium Density C (RM-C) to the proposed Planned Development standards. For ease of reference, the
differences between the Medium Density C (RM-C) and Planned Development have been summarized
below.

Table 1
Development Regulations Compliance Summary
Medium Density C Planned
(RM-C) Development Project Additional
Zoning' Standards Development Plan Standards/Notes
Density and Intensity
Min. Site Area/Unit (sf) 2,000 sf 2,000 sf 2583 sf _
Max. Site Area/Unit (sf) 2,500 sf 2,500 sf ’
Min. Density (du/ac) 15.1 du/ac 15.1 du/ac 16.9 du/ac _
Max. Density (du/ac) 20.9 du/ac 20.9 du/ac )
Min. Lot Area (sf) 7,500 sf 7,500 sf 361,548 sf -
Min. Lot Width (ft) 60 ft 60 ft Approximately 995 ft -
Min. Building Setbacks
Front Yard (ft) 151t 15 ft 107 ft -
Side Yard (ft) 5ft 5 ft 7 ft -
Corner Side Yard (ft) 10 ft 10 ft 10 ft --
Rear Yard (ft) 15 ft 15 ft 15 ft -
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Table 1
Development Regulations Compliance Summary
Medium Density C Planned
(RM-C) Development Project Additional
Zoning' Standards Development Plan Standards/Notes

Min. depth shall
be half the height
of the opposite
wall but not less
than 18 ft.

Min. depth shall
be half the height
of the opposite
wall but not less
than 18 ft.

Measured building
front to building front
(front defined as the
longest side of
building).

street; retaining

Courts (ft) opposite a living opposite a living 20 ft
room and 12 ft. room and 12 ft.
opposite a opposite a
required window | required window
for any other for any other
habitable room. habitable room.
Private Drive Aisle — Measured from the
Alley (ft) face of garage door at
ground level. Building
0ft 0ft 3ft projections allowed at
upper stories so long
as 24 ft private drive
clearance is
maintained.
Other Standards
Whichever is less;
measured from
- . 40 ftor 35 ftor finished adjacent
Max. Building Height (ft) 36 ft 3 stories 3 stories grade top of the tallest
roof or architectural
feature.
Max. Coverage (%) - - 30.3% -
Max. Fence and 6 ft; 42 inches if in t6hfe}’ ffoznltncahsjsa:{ in -
Wall Height the front yard at Y 6 ft

for Deck and Balcony

(including retaining) the street walls 8 ft max.
Parking
2 splunit 2 splunit .
Garage (2 covered) (2 covered) 2 garage sp / unit -
Guest 1+ 20% of total 1+ 20% of total 38 _
units = 29 units = 29
Vehicular Access Lane 24 ft; 28 ft for fire | 24 ft; 28 ft for fire 24 ft; 28 ft for fire
Width (ft) lanes lanes lanes B
Useable Open Space
. . 300 sf/unit = 300 sf/unit = .
Basic Requirement 42,000 sf 42,000 sf 44,992 sf = 314 sf/unit -
Private Usable Open
Space Min. Dimension 5ft 5ft 5ft -

Common Usable
Open Space

Min. 50% of total
usable open
space

Min. 50% of total
usable open
space

Min. 50% of total
usable open space

Source: RRM 2025

RM-C = Medium Density C (RM-C); min. = minimum; max. = maximum; sf = square feet; du/ac = dwelling units per
acre; ft = feet; in = inches; % = percent; sp = spaces
'Medium Density-C (RM-C), City of Oceanside, Zoning Ordinance

PROJECT COMPONENTS
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Construction

The proposed project would develop the project site as a single parcel. Construction is anticipated to begin
in 2027 and last for approximately 16 months. The project would demolish all four existing buildings on-site
(approximately 60,000 square feet). The preliminary grading design indicates that approximately 81,873
cubic yards of cut and fill would be necessary to balance the project site. In addition, off-site grading impacts
along the northern edge of the project site along the adjacent City property are required to blend grades;
this would result in approximately 100 cubic yards of cut. Grading associated with the off-site road providing
emergency access to Private Drive “A” (described below under “Off-Site Improvements”) would require
approximately 5,208 cubic yards of cut, 221 cubic yards of fill, and 4,987 cubic yards of export. The
proposed retaining walls along the property boundaries and along the foot of the existing slopes would
allow for the construction of building pads, parking, and circulation areas. Retaining wall heights have been
minimized to the extent practical, with landscaping incorporated in front of, and in some instances, above
the retaining walls to soften their appearance.

Residences

The project would develop 140 dwelling units ranging in size from 1,364 square feet to 2,093 square feet
on an approximate 8.3-acre lot at a density of 16.9 dwelling units per acre. The project comprises 22
buildings, featuring six distinct layout types: two variations of 4-plexes, along with 5-plex, 6-plex, 7-plex,
and 8-plex configurations.

The project would meet the 15 percent inclusionary requirement per City Code of Ordinances Chapter 14C—
Inclusionary Housing by reserving 10 percent of the total units (14 units) at a level affordable to moderate-
income households as determined by Health and Safety Code Section 50093 (b), and through payment of
a prorated Affordable In-Lieu Fee for the balance of the requirement. By being consistent with this
regulation, the project qualifies for a five percent density bonus under California Government Code section
65915(b)(1)(A).

Architectural Design

Through its PDP, the project intends to provide a contemporary interpretation of the architectural styles
found in existing residential neighborhoods surrounding the planning area. The project proposes two
variations of a Contemporary architectural style with coastal influences. The project architecture would be
modern and earth-toned, including brown and taupe stucco finishes with metal detailing and flat roofs.
Designs would include flat roofs, primary wall materials of stucco and smooth horizontal siding, accent
materials including woodgrain horizontal siding, brick veneer, metal railings and light fixtures, and unique
primary entry doors. The community would be aesthetically connected throughout with some diversity of
elevations and color modeling. Garages would be rear facing. Buildings would comprise two-, three-, and
four-bedroom units with second- and third-floor balconies. Outdoor lighting would be included throughout
the project site (RRM 2025).

Access/Circulation

Primary access to the project site is located near the terminus of Garrison Street, north of Oceanside
Boulevard, and directly adjacent to the proposed City sewer lift station access road, which is to the
north/northeast of the project site. Internal vehicular circulation would be provided by private drives, with
primary access taken from Private Drive “A” off Garrison Street (see Figure 3). Private Drive “A” is proposed
at 28 feet in width, would accommodate fire department requirements. Private Drive “A” would allow guest
parking and provide access to smaller interior roads throughout the project site. Each interior road would
also provide access to residential garages. Secondary access is proposed for emergencies only at the
terminus of Private Drive A and would be located to the northeast of the project site, connecting to the City’s
sewer lift station access road.



Initial Study/Environmental Checklist -10- City of Oceanside, California

On-site walkways connect to the public sidewalk at Garrison Street, allowing residents the opportunity to
access nearby residential neighborhoods, churches, places of employment, open space amenities, transit,
and commercial/retail land uses in the surrounding neighborhood. These on-site walkways provide an
interconnected system through the project site and connect to various smaller paseos that lead to individual
residential units. On-site walkways also provide convenient access for residents and their guests to access
the common landscape area amenities.

Parking

The City’s CZO requires multi-family developments to provide two parking spaces per dwelling unit to serve
residents, of which a minimum of one parking space must be covered. The project meets this parking
requirement by providing two parking spaces per dwelling unit and exceeds the covered space requirement
by providing garages to house both parking spaces.

In addition, the City’s CZO requires the provision of guest parking in an amount equal to 20 percent of the
total number of dwelling units plus one. Based on the 140 units proposed, the project is required to provide
29 guest parking spaces (140 x 20% = 28 + 1 = 29). The project proposes 38 guest parking spaces,
exceeding the minimum requirement by nine parking spaces. Guest parking spaces are distributed
throughout the community to provide guest parking in proximity to each home and community amenity area.
Of the 38 guest parking spaces, the project would include two accessible parking spaces, one of which
would be van accessible parking space. Table 2, Parking Summary compares the City’s parking
requirement to the parking provided by the project.

Table 2
Parking Summary

Required Parking Provided
Use Parking Standard Spaces Parking Spaces
Attached Residential .
) 2 spaces per 2 or more bedroom units 280 280
(Garage Parking)

. Minimum amount equal to 1 space plus
Guest Parking 20 percent of the total dwelling units 29 38
Total 309 318

SOURCE: Hunsaker & Associates 2025

Common Recreational Spaces

Pursuant to the City’s CZO (Section 1050), property development regulations for residential districts require
at least 300 square feet of total usable open space per dwelling unit. The project is therefore required to
provide a total of 42,000 square feet of open space (140 dwelling units x 300 square feet = 42,000 square
feet). A minimum of fifty percent of the total usable open space requirement is required to be common
usable open space. The project provides both private useable and common useable open space as
summarized in Table 3.

Table 3

Useable Open S
Type of Open Space Square Feet
Private Useable Open Space

(Townhome Balconies) 11,692
Common Open Space 33,300
Total Useable Open Space 44,992

SOURCE: Hunsaker & Associates 2025

As summarized in Table 3, the project would exceed the required usable open space requirement. Open
Space areas are shown in the Site Plan (see Figure 3).
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Common recreational spaces, including 33,300 square feet of common open space, will be designed with
amenities such as active turf area to allow for a variety of activities, a dog run, picnic table and seating
areas, walkways, and an informal lawn play area.

Landscape, Wall, and Fence Plans

Landscaping (proposed and natural) is proposed to cover approximately 39.2 percent of the project site
(140,970 square feet). All landscaping improvements will follow City guidelines related to irrigation and
water conservation. Plant palettes will include native and climate-appropriate species that reduce water
demands and support birds, pollinator species, and other wildlife.

Thirty-eight on-site trees are proposed for removal and replacement due to poor conditions while three
on-site trees would be preserved as shown on the Conceptual Landscape Plan (Figure 2.3 of the PDP;
RRM 2025). Approximately 149 new trees would be planted on-site.

The project would include walls and fencing to serve a number of purposes including grading support, visual
quality, and resident privacy. The following walls and fencing are proposed:

e Retaining Wall: 1-to-6-foot, tan-colored, block wall to be constructed in multiple locations
throughout the project site

e Perimeter Screening Wall: Approximately 5-foot freestanding block wall along the southern,
northern, and eastern perimeters of the project site

e Tube Steel Fence: 4-foot fence surrounding the dog park, and 5-foot fence along the western
perimeter of the project site

Fire Management

The project has been designed to ensure a fire-safe development. Interior private roads provide adequate
width and turning radius to allow fire and rescue vehicles to serve the project site. Private Drive “A” would
connect to the access road that connects to Garrison Street, east of the proposed site driveway, to provide
secondary emergency access. This access road is currently part of the City’s Sewer Improvements
Program Environmental Impact Report (SCH No. 2021030277) to provide primary access to the El Corazon
Lift Station adjacent to the project site. The Applicant has an agreement to utilize this access road once
built as a secondary emergency access to the project site per Fire Department requirements.

An existing fire hydrant is adjacent to the project entrance on Garrison Street, and six fire hydrants are
proposed throughout the development, adjacent to building numbers 1, 4, 10, 12, 14, and 19. The water
system has been designed to meet the City’s minimum design flow requirement of 3,000 gallons per minute
for two hours, with a minimum residual pressure of 20 pounds per square inch. (Appendix A).

Utilities and Services

Water and sewer services for the project site and area are provided by the San Diego County Water
Authority. Electric and gas services for the project site and area are provided by San Diego Gas and
Electric (SDG&E).

Water

The projected average water demand from the project would be 26,560 gallons per day (see Appendix A).

Per the City’s requirement, the on-site water system for the project would be private. Two connections
would be made for both domestic service and fire protection service to the project site. Domestic and fire
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connections would be made along the existing 10-inch water line in Garrison Street at the southern end of
the project and domestic, and fire connections would be made along the proposed 12-inch water line (by
others) at the northern end of the project. Both of the project’s private domestic water system and private
fire protection system would be connected at each location. The proposed water system is shown in Figure
5.

Domestic Meter Service

The preliminary water fixture count (WFU) for the project is estimated to be 30 to 35 WFUs per unit. Based
on this WFU, the design demand for each alley’s water meter sizing is estimated to be between 530 and
590 gallons per minute (gpm). Based on the meter capacities, the project would require two 3-inch meters,
with a 700 gpm total capacity, that would be constructed per City specifications.

Private Fire Protection Service

The private fire protection system would consist of two double check detector assembly backflow preventers
at each connection point and 10-inch diameter water lines throughout the project. The 10-inch diameter
private fire protection system would sufficiently convey the projected 3,000 gpm fire flow requirement.

Sewer

Sewer infrastructure to service the project site is provided via on-site, private, gravity sewer lines that will
connect to the existing 8-inch public gravity sewer lines within Garrison Street. This includes both 6-inch to
8-inch private gravity sewer lines. The projected average sewer flow from the project would be 19,600
gallons per day (Appendix B). The proposed sewer system is shown in Figure 6.
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Stormwater

Development of the project site would result in increased impervious surfaces (Appendix C). The project
would include the construction of two underground dual storm drain systems: a private system and a public
bypass system. The private system consists of ribbon gutters, curbs and gutters, and rolled curbs that
capture on-site stormwater and convey it to inlets. These inlets direct stormwater to the south/southeast,
where it would be routed to a new underground stormwater storage vault at the project’s southern end.

The underground stormwater system includes a storm drain riser box with orifices and an internal weir
designed to control the volume of stormwater conveyed through the system. The water quality flow is
diverted to a Modular Wetland System unit, which removes pollutants before reconnecting to the
downstream storm drain. Stormwater that exceeds the design water quality volume bypasses the Modular
Wetland System unit through a secondary outlet within the riser box and merges with downstream flows
after the vault. It is important to note that the underground vault does not infiltrate stormwater, as it includes
a liner per Geotechnical recommendations to prevent infiltration. Flows conveyed through the system are
ultimately discharged at a rate consistent with preconstruction conditions into the existing storm drainpipes
crossing Garrison Street. These storm drainpipes release stormwater to an outfall on the adjacent property
east of Garrison Street, which drains to Garrison Creek. The proposed Drainage Plan is shown in Figure 7.

Off-site Improvements
The project would include the following off-site improvements:

Water lines connect at two locations to the existing 10-inch line in Garrison Street

Sewer line would connect with the existing 8-inch line in Garrison Street

Storm drain system connection to existing public storm

Dry utility connections to existing infrastructure in Garrison Street

Grading and installation of two outfalls from the 24-inch storm drain bypass on the western edge of
the project site

Grading of slopes along the northern edge of the project site

Access road connecting to Private Drive “A™

"For purposes of the California Environmental Quality Act (CE