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Description and Justification
Rev. June 30, 2008
This application is for a Zone Amendment to PD, a 3-Lot Tentative Tract Map for modular condominium purposes, a Development Plan for 68 multi-family attached townhomes, a Conditional Use Permit for exceeding the base density, two exceptions to the Hillside Development Provisions for grading quantity and manufactured slope height and length and an Engineering Waiver request for no sidewalk or parkway grading on the east side of Foussat Street.  The building and landscape architecture design will be modeled on a “Tuscan” based theme.  The 23.80 gross acre property (10.76 net developable acres) consists of several existing and undeveloped “small lot” single family lots and associated open space areas.  The project site is located on the north side of Mesa Drive, between Foussat Road and Jibsail Street and is within the Loma Alta Neighborhood Planning Area.  The site is characterized by a relatively large flat pad area adjacent to Mesa Drive that had been previously graded and then moderate to steep slopes extending from the pad to the north and west.  Some of these slopes are manufactured and some are natural.

The property was previously entitled as a PD (Planned Development) and subdivided as “La Jolla Panorama Estates”.  A final map was recorded on the site which created 73 legal residential lots, 2 landscape lots and 1 open space lot.  The La Jolla Panorama Estates project, however, was never built due to a number of technical and financial reasons.  The proposed project will fully remediate the underlying slope conditions and re-subdivide the land to create new residential, landscape, and open space areas.  The subject property has two General Plan Land Use designations which include Medium Density-A Residential (MDA-R; 6-9.9 du/ac) and Open Space.  There are 12.00 acres of MDA-R property and 11.80 acres of OS on the site.  In addition, there are 1.24 acres of “undevelopable” land as defined in the Zoning Ordinance within the MDA-R portions of the site.  The entire property is Zoned RM-A.  Based on the net developable area within the MDA-R portions of the site (12.00 acres - 1.24 acres = 10.76 acres), the proposed project density is 6.3 dwelling units per acre (du/ac) which is just over the low end of the allowable density range for the site of 6.0-9.9 du/ac.  The required CUP for exceeding the base density is included with this application.

ZONE AMENDMENT

A Zone Amendment to PD, Planned Development, is required to allow an attached townhome product (Multiplex Units “MP”) to be developed on the site.  The General Plan Land Use Element allows for the development of MP units within the RM-A Land Use Designation per the “Residential Unit Type/Residential Land Use Designation Consistency Matrix” (Section 2.34.A.).  The Zoning Ordinance also allows for multi-family product in the RM Zones, however, the base development regulations make an MP product impractical.  The implementing tool for the MP product type within the RM-A Zone, therefore, is the PD, Planned Development District.  This site exceeds the minimum net area requirement for a PD District of 4 acres.

By definition, each MP unit must “be constructed on a legally subdivided lot and attached to at least one other unit along a common property line”.  The base district design guidelines contained in Section 1050 of the Ordinance, however, do not have provisions to accommodate this definition.  Specifically, the minimum lot size and setback requirements need to be modified to accommodate the product type definition.  This Zone Amendment includes a PD Text that addresses these two issues and is attached as Appendix A.

The proposed PD Text will establish a new lot size and set back standard specific to the site to accommodate the MP product type.  For example, the base district regulations require a minimum lot size of 5,000 square feet in the RM-A zone with a side yard set back of 5 feet with an average of 10 feet.  The “lots” for an MP product type however, typically correspond to the footprint of each unit (including the patio/exclusive private use area) with the rest of the area held in common.  This would dictate by definition that the footprint of each unit be 5,000 square feet minimum which would not be consistent with the densities established by the General Plan.  In addition, by definition MP units must be attached via “a common wall along a common property line” which makes meeting the side yard set back requirements impossible.

The PD, including reduced lot size and “zero lot line” provisions, therefore is required.  The Mesa Ridge project will meet the “individual lot” criteria through the use of a “modular condominium” process with the California Department of Real Estate that creates a separate ownership interest in real estate (i.e. “lot”).  The zero lot line accommodates the reduced setback requirements and attached nature of the product.  This same concept and product type was recently completed through the very successful Rancho Rose project in eastern Oceanside which has been built and sold out.
TENTATIVE MAP

The 68 unit Mesa Ridge project is proposed on 23.80 gross acres with a net developable area of 10.76 acres. The net developable area for the project was obtained by taking the gross MDA-R area and subtracting out the “undevelopable land” within the MDA-R area (12.00 ac - 1.24 ac = 10.76 ac).  Based on the net developable area, the overall project density is 6.3 dwelling units per acre (du/ac) which is at the low end of the allowable density range for the site of 6.0 - 9.9 du/ac.  The project proposes three lots for “modular condominium purposes” with lot 1 designated for residential use,  lot A will be for open space including the fuel modification zone and lot B to be preserved in its natural condition.  The site area breakdown by lot is as follows: lot 1) 6.3 acres, lot A) 7.9 acres  and lot B) 9.6 acres.  No impacts to rare or endangered habitats or species are proposed by this project.  The proposed project has received the support of both the United States Fish & Wildlife Service and the California Department of Fish & Game.

The project is proposed as a 3 lot “modular condominium” to meet the ownership requirements within the RM-A zone for undivided ownership of the land under each dwelling unit.  All areas outside of the individual units and patios will be held and maintained in common interest.

There will be two points of access to the proposed project, both of which will be off of Mesa Drive.  The western most access point will accommodate full turning movements into and out of the project.  The eastern most access point will be restricted to “right-in, right-out” only.  An internal “loop” drive will allow residents to enter or exit from either access point.  The project’s interior driveways will all be private and maintained by the homeowners association.  The pavement sections of the interior driveways vary in size from 28 feet to 34 feet with no parallel parking permitted.  All required guest parking is provided in parking bays strategically located throughout the project to better serve future residents and their guests.  Water and sewer utilities, as well as other dry utilities, will be extended from Mesa Drive to serve the project.

The percent of lot coverage (building and pavement area) for the project is 29.3% of the net developable area.  The rest of the entire project site will be in either natural open space, common open space, common usable open space, graded slope areas and fuel modification zones.  In fact, the proposed project will result in more “permanent open space” than the General Plan Land Use Element Map identifies.  The proposed project results in 19.8 acres of total open space (Lot A, Lot B and on-site Common Usable Open Space) versus the previous General Plan amount of 11.80 acres (+8.01 acres).  The project provides 9.6 acres of natural open space in lot B (which includes 2.2 acres of MDA-R/RM-A property), and 7.9 acres of graded slope areas that will be planted with a CSS re-vegetation plant palette outside of the fuel mod zone and native fire retardant plant species within the fuel modification zone for a total of 17.5 acres of undeveloped open space areas.  In addition, there will also be another 2.26 acres of common usable open space internal to the project footprint.  In addition to these areas, there will be 0.42 acres of private usable open space provided in the form of patios and decks.
Waste Management:
The proposed trash service for this project will be individual tote pick-up service to enhance the “single-family feel” of this new community.  The totes (one for solid waste and one for recyclable materials) can be easily stored in the garage without interfering with the parking spaces.  This can be accomplished because there is a 2-foot, 4-inch (28 inches total) separation from the garage door opening to the side wall of the garage and the tote requires only 27 inches for storage.  The totes will be placed between the individual garage doors along the private drive aisle for pick-up services.  The project CC&R’s will require that the totes be removed from the drive aisle by the end of the day on the day of pick-up service.  No storage of the totes on the drive aisle will be permitted.
Engineering Waiver:
A Waiver to Section 901 B; Frontage Improvements of the City’s Subdivision Ordinance is included that would allow the project not to construct a sidewalk or grade the parkway on the east side of Foussat Road, north of Mesa Drive.

The sidewalk and parkway grading on the east side of Foussat Road shall not be constructed due to land form considerations, geotechnical reasons, and sensitive biological issues related to the City’s Draft MHCP Sub Area Plan.  The construction of the sidewalk would require unnecessary grading into hillside land forms that contain slopes that are considered “undevelopable” by the Zoning Code and the Draft MHCP Sub Area Plan (40% slopes, greater than 25 feet high), as well as slopes that qualify as “significant natural topographic features” (20% or more, 50 feet in height or greater) (See sheet T-7 & T-9 of the TM).  These slope areas are also in a known landslide area and once grading within them is started, the integrity of the underlying earth can be jeopardized and the amount of grading to accommodate a sidewalk would have to be increased dramatically to properly remediate the underlying conditions.  These conditions exist along significant portions of the Foussat Road right-of-way.  Extensive geotecnical evaluation has been completed on the slopes in question as it relates to constructing a sidewalk on the east side of Foussat Road.  Per the attached Geotechnical Report dated July 30, 2007 (General Discussion of Existing Landslide and Stabilization Fill along Foussat Road Cross Sections 1-1', 2-2'and A-A’ Mesa Ridge Project) by GeoSoils Inc. and the Response Letter and the attached Addendum to Geopacifica Review Comments dated November 7, 2007 by GeoSoils, Inc. the sidewalk on the east side of Foussat Road should not be constructed.

The project site is also located within the Wildlife Corridor Planning Zone (WCPZ) of the City’s Draft MHCP Sub Area Plan.  The WCPZ is the most critical component of the MHCP.  As such, the preservation standards for sites within the WCPZ are the most restrictive in the City.  The MHCP calls for avoidance and minimization to the maximum extent practical, with no less than 50 preservation of any site.  The project as proposed meets this standard, but, the addition of the sidewalk would unnecessarily increase impacts to Coyote Brush Scrub (CBS), Non-Native Grasslands (NNG), and potentially the federal-listed Threatened and state-listed Endangered thread-leaf brodiaea plant.  This plant is considered a Narrow Endemic species in the City’s draft MHCP Subarea Plan and protecting existing populations are critical to the goals of the plan.  Per sheet T-10 of the TM, CBS and NNG exist right up to the edge of Foussat Road and would be unnecessarily impacted if the sidewalk and parkway grading on the east side of Foussat were to occur.
It is because of all of these reasons that the Waiver to Section 901 B of the Subdivision Ordinance should be granted.

DEVELOPMENT PLAN
Townhomes:
The proposed Mesa Ridge Townhome units are all two-story, 3 bedroom, 2.5 bathroom townhomes with attached 2-car garages and roll-up style garage doors.  The units range in size from 1,365 square feet to 1,553 square feet.  The garages will be served from a private drive and have direct access into the units.  This is a proven product type within Oceanside and it was used at both the built out “Villas at Mission Point” and “Rancho Rose” projects and also at “The Casitas @ Spring Creek” project, which is currently under construction.  The proposed units are an enhanced version of those previous projects in terms optimized floor plan space and the enhanced Tuscan styled facades.

The first floor of each unit is the main living area which has an entry from a private court-yard which faces common landscaped areas and/or views of the valley floor below.  This first floor includes the living room, kitchen, dining nook and powder room.  Units 2.1, 3.1 and 3.1a also have a pantry.  All three bedrooms are located on the second floor of the units, along with two full bathrooms.  Unit 2.1, Unit 3.1 and Unit 3.1a all have bedrooms 2 and 3 arranged in a “jack and jill” configuration (each having direct access to bathroom 2).  Each unit will have a laundry closet large enough to accommodate a full size washer and dryer and a folding area.  The master bath contains dual sinks and there are also dual closets within the master bedrooms.

A breakdown of the unit count and mix can be found in Table 1 below:

Table 1
UNIT TYPE
SIZE (SF)
BED/BATH
GARAGE
# of DU

Unit 1.1
1,444.5 SF
3/2.5
2 Covered
16 DU

Unit 1.1a
1,444.5 SF
3/2.5
2 Covered
16 DU

Unit 1b
1,365 SF
3/2.5
2 Covered
2 DU

Unit 2.1
1,537 SF
3/2.5
2 Covered
4 DU

Unit 3.1
1,553 SF
3/2.5
2 Covered
15 DU

Unit 3.1a
1,553 SF
3/2.5
2 Covered
15 DU

TOTAL
68 DU

Architecture:
The proposed townhomes will be within 18 separate buildings containing the 68 individual units.  There are 3 building types of which 2 are 4-plex’s (14 buildings total) and 1 is a 3-plex (4 buildings total).  Each of the buildings will have 1 of 2 different facade types.  Each facade type will incorporate various “Tuscan” style architectural enhancements for continuity and to create a sense of place.  There are three proposed building types: Building A - Tuscan 1, Building B - Tuscan - 2, and Building C - Tuscan.  Buildings A & B are both 4-plex’s, and Building C is a 3-plex.  There are 7 Tuscan 1 buildings (“A”), 7 Tuscan 2 buildings (“B”), and 4 Tuscan buildings (C).  The Tuscan 1 and Tuscan 2 buildings have the same basic floor plan, only their facades are different.  The main differences between the two facades pertains to the balconies and bell towers.  The Tuscan 1 Facade is characterized by a split rail balcony (open) with wood support beams and rock work on one of the bell towers from the ground to the roof line.  The Tuscan 2 facade is characterized by a balcony and support beams enclosed with stucco and rock work on the ground floor only of the bell tower.  These buildings contain two Unit 1.1 or 1.1a (interior units) and two Unit 3.1 or 3.1a (end units).  Building Type C consists of one unit 1b (interior) and two unit 2.1 (end units).
A breakdown of the buildings and units is contained in Table 2 below:

Table 2
BUILDING
QUANTITY
UNITS
UNIT

1b
UNIT

2.1
UNITS
TOTAL



1.1
1.1a


3.1 
3.1a


A - Tuscan 1
7
2



1
1
28

B - Tuscan 2
7

2



2
28

C - Tuscan
4

1
2

12

TOTAL
18

68

Each unit will have its own private use patio at grade that measures approximately 210 square feet in area (21' x 10') that will be part of the landownership for the unit.  All the “interior units” of the 4-plex (28 total units) will also have a 126 square foot (21' x 6') balcony on the second floor.  The individual owners will be permitted to enhance their court-yards and balconies to their own liking subject to the community CC&R’s.  Each of the court-yard areas will be accessible from outside of the units and will serve as the main guest entry.  Each court-yard will be surrounded by a garden wall with access gate to enhance the private ownership feel of the project and to blend with the surrounding neighborhood area.  The maintenance of this wall will be the responsibility of the Homeowners Association (HOA) to ensure consistency over the long term.

As discussed earlier, the architectural theme developed for this project is based on a “Tuscan” style.  Each of the three building types incorporates multiple elements of the style, each in an independent facade, that will help create a more varied and interesting street scene for the residents.  The common elements used to create the theme include s-shaped lightweight concrete tile roofs, manufactured stone siding, pre-cast stone work around entry doors (at the “bell tower” features), shutters, awnings, arched windows and a tower element on the end units (tower element only on Tuscan 1 and Tuscan 2 buildings).  A variety of other treatments are used throughout the project to complete the theme including window surrounds, multi-pane windows, recessed color accent vents, a freestanding heavy timber trellis portico (Tuscan 1 only), and exposed rafter tails.  Each facade uses some or all of these elements in different locations and all of the buildings will be finished in a classic Tuscan stucco.

To further enhance the building diversity within the project, the second story balconies will be treated differently.  The Tuscan 1 building and the Building C balconies are “open” and characterized by wood balusters and a 36-inch guard rail.  The Tuscan 2 balcony, however, is enclosed with solid Tuscan stucco siding which is enhanced with decorative 6-inch half tile openings.  In addition, all four sides of each building type include multiple off-sets,  multiple wall planes and first floor roof elements.  All of these extra features further enhance the visual appeal of the buildings and help the project to fit within the design guidelines for hillside projects.  The attention to detail and the functionality of the living space designed into the buildings and individual units is indicative of the applicant’s commitment to the future residents and to the “quality of life” that this project will offer its residents.

Parking:
The project is required to provide a total of 151 parking spaces; 2 per unit including 1 covered space (which equates to 136 spaces) with guest parking at 1 space plus 1 per 20% of the total units which is equal to 15 spaces.  The proposed project exceeds these requirements.  The project provides 171 total spaces (20 extra spaces), 136 of which are covered, enclosed, garage spaces which is double the requirement for covered spaces.  In addition, there are 35 open guest spaces,  of which 4 are handicap spaces, which is more than double the required guest amount.  The fact that the project will provide twice as much covered parking spaces and more than double the guest space requirement, is indicative of the care and detail that went into the design of this project.  A breakdown of the parking requirement appears in Table 3 below:

Table 3
OFF-STREET PARKING
COVERED

(per unit)
UNCOVERED

(per unit)
GUEST
TOTAL

Required
68
68
15
151

Proposed
68
68

(Covered)
35
171

LANDSCAPE CONCEPT PLAN
In designing the landscape theme for the project, several key factors had to be taken into consideration.  The design had to be sensitive to the site’s location within the Wildlife Corridor Planning Zone of the City’s Draft MHCP Sub Area Plan, the geologic conditions of the site, remaining true to the Tuscan design theme of the architecture, and the surrounding neighborhood.  The selection of plant materials and irrigation strategies had to be sensitive to each of these factors.  For example, special consideration was given to the general edge conditions throughout the project and especially adjacent to the brodiaea.  The plant material in these locations was chosen to be a good transitional zone to the natural habitat, it will work well within the context of the Draft Sub Area Plan, and it meets the fuel modification standards established by the Fire Department that will properly protect the residents.  In addition to accomplishing these goals, the slope plantings had to be a functional CSS plant palette that would thrive with a minimal amount of watering so as to not “overload” the soil with excess water which could be detrimental to the subsurface conditions.  The landscape concept plan is a great example of the care and “quality of life” designed into this project.
Tuscan Theme:

The landscape theme incorporates some very strong design elements to enhance the Tuscan theme of the architecture which helps to establish a sense of place within the community.  The plans incorporate circular pedestrian hubs throughout which are connected by a consistent columnar planting scheme that focuses the eyes along the preferred visual corridors of the site.  This formal repeated theme element is established along both sides of both entry drives into the project.  Along both sides of each drive are two pedestrian hubs or “roundabouts”, that are connected by a linear walkway.  Each roundabout will have a simple, clean, layered plant pallette that will be anchored with white shrub roses and a centered canopy tree.  To reinforce the visual corridor created at these entries, columnar trees will line both sides of the walkways (between the canopy trees) which creates a strong visual statement for the project’s entries which is highly desirable.  This theme element is used throughout the site for a strong sense of continuity and visual interest indicative of the care and quality of life designed into the project.

Usable Open Space:
The Mesa Ridge project is required to provide at least 300 square feet of usable open space per unit (of which, no more than 150 square feet can be private in terms of meeting the minimum requirement) and include at least one 4,000 square foot contiguous recreation area.  The total usable open space required for this project is 20,400 square feet (0.47 acres).  The project as proposed far exceeds this requirement by providing a total of 116,741 square feet (2.68 acres) of usable open space (more than 5.5 times the required amount!).  Of this amount, there is 98,446  square feet (2.26 acres) of common usable open space and 18,295 square feet (0.42 acres) of private usable open space.  The project has four recreation areas, each of which could satisfy the 4,000 square foot contiguous recreation area requirement on its own, while two of these four more than double it each!  These four areas when combined equal approximately 27,443 square feet which is almost  seven times the required amount!

The breakdown of the usable open space requirement can be found in Table 4 below.

Table 4
TYPE
COMMON

(150 SF/DU)*
PRIVATE

(150 SF/DU)**
REC AREA ***
TOTAL

REQUIRED
10,200 SF
10,200 SF
4,000 SF
20,400 SF

PROPOSED
98,446 SF 
18,295 SF
27,443 SF
116,741 SF




* Minimum required to count towards total usable requirement.



** Maximum allowed to count towards total usable requirement.



*** Recreation areas are part of the total required, total proposed, common areas.
Recreational Amenities:

There will be an abundance of recreational opportunities for future residents and guests throughout the project which is indicative of the attention to detail and “quality of life” designed into the project.  There will be four major active recreational areas that will be enhanced with various types of play equipment, picnic facilities, turf play areas and the community pool and spa.  Each of these areas is large enough by itself to satisfy the 4,000 square foot recreational amenity requirement!  In addition, there will be several passive recreation areas throughout the site that will include picnic facilities, “look out” benches and turf play areas.

The main recreational area and focal point of the community will be the pool and spa facility located at the northern edge of the development, between the east and west ends of the project.  This facility will include a generous sized pool that will have wide, shallow steps on the west end that will function similarly to a “Baja shelf”, as well as a raised spa.  This area will be further enhanced with a generous amount of sunning deck, multiple trellis structures, seating walls, lounge chairs, landscape treatments and a restroom building with shower.  The area itself is approximately 9,583 square feet which is more than double the minimum requirement.  In addition, this area will enjoy beautiful views of the valley and sunsets which will make this amenity a favorite locale to residents and their guests.

The second main recreational area is located on the southwestern edge of the development footprint.  This amenity will include a large 7 station play structure, a picnic table, a seating wall and generous amounts of turf play area.  This site is approximately 7,841 square feet, which again, is almost double the minimum requirement.  In addition, this area will also enjoy beautiful views of the valley and sunsets.

The third recreation amenity is located on the site’s southern boundary, centrally located between  the eastern and western access drives.  This amenity will include a picnic area and a tot-lot geared more towards the younger residents and guests.  There will also be a generous turf play area associated with this amenity and it too will enjoy views to the north.  This area is approximately 4,356 square feet in size, again, large enough to meet the minimum requirement on its own.

The fourth recreation area is a more passive linear park that will be centrally located within the western half of the project.  This amenity will be a central connection point to all the other recreational opportunities on site.  It will consist of walkways, a large turf area and picnic tables that can be used by residents and guests of all ages for various passive activities.  It will be surrounded by a variety of landscape elements that will contain the theme plantings of the site and a pedestrian path that inter-connects it with the rest of the project.  This area totals approximately 5,663 square feet.

Passive Amenities:
In addition to the active recreational amenities provided, there is also an abundance of passive amenities throughout the project.  There is a pedestrian walk-way system that connects all the residences with all of the recreational facilities.  This system of walk-ways also includes a main perimeter walk-way along the northern edge of the development footprint which takes advantage of the valley and coastal vistas.  This walk-way extends around the full site perimeter and provides connectivity between each building and all of the other site amenities.  The walk-way passes  through turf play areas in certain locations and other landscaping components throughout the site.  There are barbeque picnic areas and a view bench dispersed evenly along the walk-way.  The walk-way is designed to provide a variety of passive recreational opportunities as well as less intense active uses such as picnicking and jogging.

Other Open Space:
In addition to the required recreational open space in the project, the project also includes a total of 17.5 acres of other open space!  Of that amount, 7.9 acres will consist of manufactured and irrigated slope areas and another 9.6 acres of the site will be preserved in a natural open space condition.  This amount of open space exceeds the required 50% preservation for sites within the City’s Wildlife Habitat Corridor Planning Zone (17.5 acres provided versus 11.9 acres required per the MHCP) and it will result in significantly more open space on-site than currently exists on the General Plan (+5.60 acres).  This preserved acreage will help the City meet its preservation goal established in the MHCP Sub Area Plan.  In addition, no impacts to rare or endangered habitats or species are proposed by this project.

The entire landscape package, including the active recreational, passive recreational and natural open space components of the project, are another indicator of the applicants commitment to the future residents of “Mesa Ridge”, to the quality of life designed into the project, and to the City of Oceanside.
CONDITIONAL USE PERMIT - EXCEEDING BASE DENSITY

The proposed project density is 6.3 du/ac based on the net developable area within the MDA-R portions of the site which is 10.76 acres.  This density just exceeds the base density established for the RM-A Zone of 6.0 du/ac, but, it is well below the maximum allowable density of 9.9 du/ac for the RM-A Zone.

The proposed project has several design features that will make it one of the best and most unique multi-family projects in the City.  Great care and attention to detail was given to every aspect of the project design from the extensive remedial earthwork that will be done, to the open space preserve areas, the CSS re-vegetation, to the architecture facades and materials to the units themselves, to the abundance and variety of recreational amenities and parking supply designed into the project, and the landscape theme that ties it all together.  The quality of life and attention to detail designed into this project represent an excellence of design features which completely justify the Conditional Use Permit (CUP) being requested.

The Land Use Element of the General Plan establishes density ranges for all residential districts.  Section 2.32., “Potential Range of Residential Densities”, states that the base density shall be considered the appropriate density for development within each residential district.  To be granted the ability to achieve project densities above the base density, a project must be found to possess “an excellence of design features.”  The General Plan identifies 12 specific characteristics (although there could be more or less) that a project could have to qualify as an excellence of design features.  The Mesa Ridge project meets the 12 characteristics as follows:

1) 
Infrastructure Improvements beyond what is necessary to serve the project and its population.

The Mesa Ridge project will provide several infrastructure improvements and public safety measures that will benefit the existing community and the future residents of the project, will improve the public health, safety and welfare, and provide added protection to existing City improvements.  The largest of these improvements will be the extensive grading and landslide remediation that the project will perform.  Other physical improvements include traffic calming and pedestrian sidewalks.

Before any of the projects physical designs could be contemplated, an extensive geotechnical analysis had to be undertaken.  This work was required to determine how best to remediate the known unstable soil conditions of the site in such a way that would benefit the future residents of Mesa Ridge and the surrounding neighborhoods.  The costs associated with the remediation required will be borne solely by the project applicant.

The project will repair and replace known existing landslide conditions with state of the art buttressing and back fill.  This work will require grading to occur on over half of the project site (14.2 of the 23.8 acres) while the actual project foot print is restricted to less than half of that area (only 6.3 acres).  This grading will provide slope stability for the future residents of the project, as well as increased safety to all of those residents and improvements down slope and adjacent to the project.  In addition, this work will protect the existing City improvements of Mesa Drive and Foussat Road, as well as the water, sewer and storm drain facilities within those roadways (as well as other utilities not owned by the City).

Other physical improvements the project will provide include an all-way stop at the intersection of Mesa Drive and Mainsail Road and a new sidewalk on Mesa Drive and Foussat Road.  This intersection was identified by area residents as currently unsafe due to speeds as part of the EIR process.  Because of this, the intersection was analyzed in the Traffic Analysis Report prepared for the project and it was determined that an all-way stop was warranted at this location.  As a result, the project will construct the recommended all-way stop which will help remediate an existing roadway deficiency and the cost will be borne entirely by the project.

In addition, the applicant will construct sidewalk all along the project frontage (which is standard, approximately 800 lineal feet) and extend that sidewalk all the way to Foussat Road adjacent to the open space preserve (approximately an additional 1,400 lineal feet).  Also, the project will widen the street pavement section of Foussat Road from Mesa Drive to the projects northwestern boundary, all along the open space preserve area (not standard, approximately 1,100 lineal feet) to complete its build-out width (with out sidewalk).  The lineal distance  around the open space preserve (which itself totals 9.6 acres) is approximately 2,500 lineal feet of improvements (almost 3 times the required amount of 800 lineal feet).  The wider pavement section of Foussat Road will provide additional room for the City to add to, or modify, the existing traffic calming devices used in this steep street.

2) 
Lot standards (i.e. lot area, width, depth, etc.) Which exceed the minimum standards established by City policy).

As this is a multi-family project (i.e. not individual lots), this criteria is not necessarily applicable.
3) 
Development Standards (i.e. parking, setbacks, lot coverage, etc.) which exceed the standards established by City policy.

The project as proposed provides 3 key design element standards in excess of what the Code requires that will make it a unique and valuable addition to the City.  These features include a significant, excess amount of usable open space, an excess of both covered and required parking, and the use of individual trash bin service.  Each of these features is indicative of the applicants commitment to providing a high quality project to the City, as well as one that is respectful of the local community.

As proposed the project provides an abundance of common usable open space far in excess of what the Code requires.  A project of this size is required to provide 20,400 square feet of usable open space including a 4,000 square foot contiguous recreation area.  As proposed the project far exceeds this requirement by providing 116,741 square feet of usable open space which is more than 5.5 times the required amount!  In addition, the project provides 4 common recreation areas that are at least 4,000 square feet in size each, as opposed to the single facility required.  In fact, 1 of the 4 amenities is more than double the 4,000 square foot requirement, while a second is almost double (7,841 sf).  Again, the amount and variety of these amenities is unique to this project and they far exceed the required amounts which is representative of the projects commitment to excellence in design features throughout.

In addition, the parking supplied by the project also far exceeds the minimum required for covered parking spaces and overall parking spaces.  The project is required to provide a total of 151 parking spaces; 2 per unit including 1 covered space (which equates to 68 open spaces and 68 covered spaces) with guest parking at 1 space, plus 1 space per 20% of the total units, which is equal to 15 spaces.  The project as proposed, however, provides 171 total spaces which is 20 extra spaces (13% more).  Of this parking, 136 spaces are provided in covered, enclosed private garages (2 per unit) which is double the requirement for covered spaces.  In addition, there are 35 guest spaces (4 of which are handicap spaces) which is more than double the required guest amount!  These spaces are evenly dispersed throughout the community to better serve the future residents and their guests.  The fact that the project will provide twice as much covered parking spaces and more than double the guest space requirement, is indicative of the care, attention to detail, and an excellence in design, that went into the Mesa Ridge project.

One of the neighborhood concerns was compatibility of the project with their community.  In response to this concern, several design features were incorporated into the project to insure that the project would appear as close to a “single-family detached environment” as possible within the multi-family requirements of the General Plan.  Those features include 2-story side by side condominiums (as opposed to 3+ stories of “stacked flats”), enclosed 2-car garages with direct unit access for each unit, and individual trash bin service.  By using individual bin service, each residence will function more like a traditional single-family unit, just like the surrounding community.  In addition, the area that would have been dedicated to “group service bins” was incorporated back into the usable open space areas which far exceed the minimums.  Additionally, the new project and the surrounding community, won’t be subject to those seeking a large trash bin to dump their unwanted items in which sometimes is a nuisance in other multi-family developments.  This is just one example of the applicant’s desire to have a project that is a positive asset to the surrounding community and the City as whole.  The use of individual bin service contributed to the overly generous amount of common usable open space and parking.

4) 
Superior architecture design and materials.

Once all of the physical constraints of the site were understood and the best open space preserve design was finalized, the design team focused on the actual development plan itself.  A Tuscan style design theme was chosen and this theme was woven into all aspects of the project from the architecture to the landscape plan.  There were two unique facade elevations designed for the project that used similar design concepts with unique material choices to create variety and interest between the buildings.  A bell tower element and varied use of stone work was used to distinguish the front and side elevations of the buildings (as opposed to all stucco).  Other design features used to distinguish this project from other multi-family projects include the use of arched windows, first floor roof elements on all 4 side elevations, exclusive private use court-yards for all units, the use balconies with differing rail options, the use of wood shutters and fabric awnings, stone door trim, as well as window pop-out features and window surrounds.

5) 
Superior landscape/hardscape design and materials.

In addition to all of the usable open space discussed earlier, a strong overall landscape theme was developed for the project and implemented throughout the site.  This landscape theme incorporates some very strong design elements to enhance the Tuscan theme of the architecture which helps to establish a true sense of place within the community.  The plans incorporate circular pedestrian hubs throughout which are connected by a consistent columnar planting scheme that focuses the eyes along the preferred visual corridors of the site.  This formal repeated theme element is established along both sides of both entry drives into the project.  Along both sides of each drive are two pedestrian hubs or “roundabouts”, that are connected by a linear walkway.  Each roundabout will have a simple, clean, layered plant pallette that will be anchored with white shrub roses and a centered canopy tree.  To reinforce the visual corridor created at these entry points, columnar trees will line both sides of the walkways (between the canopy trees) which creates a strong visual statement for the project entries which is highly desirable.  This theme element is used throughout the site for a strong sense of continuity and visual interest indicative of the care and quality of life designed into the project.  This component of the design exemplifies an excellence of design features, which will help to create a truly unique community.

6) 
Superior recreation facilities or other amenities.

As discussed in Criteria #3 above, the proposed project provides an abundance of common usable open space far in excess of what the Code requires.  A project of this size is required to provide 20,400 square feet of usable open space including a 4,000 square foot contiguous recreation area.  As proposed the project far exceeds this requirement by providing 116,741 square feet of usable open space which is more than 5.5 times the required amount!  In addition, the project provides 4 common recreation areas that are at least 4,000 square feet in size as opposed to the single facility required.  In fact, 1 of these 4 amenities is more than double the 4,000 square foot requirement, while a second is just under double.  Again, the amount and variety of these amenities is unique to this project and they far exceed the required amounts which is representative of the project’s commitment to excellence in design features throughout.

7) 
Superior private and/or semi-private open space areas.

In addition, the project will provide a large open space preserve in excess of what is required.  Another driving force behind the proposed design was the City’s Draft MHCP Sub Area Plan that would require the project to preserve 50% of the site in open space.  In consultation with City Staff and the project biologist, it was determined that some of the 50% preserve area should be adjacent to the off-site open space area adjacent to the site’s northern property line to create a larger “habitat corridor” that will tie into the open space area to the east in the El Camino Real Corridor.  This fact, coupled with the existing relatively large, flat pad area adjacent to the southern property line at Mesa Drive, made the clustering of the units as proposed, the proper planning decision.

The western most 9.6 acre area of the site to remain natural contains the sites only Coyote Brush Scrub and a significant amount of brodiaea filifolia which made it the most appropriate area for natural preservation.  As a result of respecting these preservation goals, the development footprint dictated by these conditions resulted in 17.5 acres of open space preserve as opposed to the 11.9 acres that would be required by the Draft MHCP Sub Area Plan (almost 1.5 times the required amount).  This well planned open space preserve system provides far more area than required and represents a true excellence in design, and by itself might be considered enough to justify the requested CUP.
8) 
Floor areas which exceed the norm established by existing or approved development in the surrounding area.

This criteria is not necessarily applicable to the project as “floor area” is typically related to office, commercial, and industrial projects. 

9) 
Consolidation of existing legal lots to provide unified site design.

The property was previously entitled as a PD (Planned Development) and subdivided as a small lot project known as “La Jolla Panorama Estates”.  A final map was recorded on the site which created 73 legal residential lots, 2 landscape lots and 1 open space lot.  The La Jolla Panorama Estates project, however, was never built due to a number of technical and financial reasons.  The proposed project will consolidate those existing legal lots to allow for the proposed project which orients the residential units and open space preserve into the most logical, appropriate and environmentally sound locations of the site.  If the development were to follow the existing lot pattern, many of the project benefits discussed above would be lost.

10) 
Initiation of residential development in areas where nonconforming commercial or industrial uses are still prominent.


This criteria is not applicable to the project site.

11) 
Participation in the City’s Redevelopment, Housing, or Historical preservation programs.

This criteria is not applicable to the project site, however, the project will be required to participate in the City’s Inclusionary Housing Program that addresses affordable housing issues in the City.  The project will also provide a market rate, entry level, home ownership opportunity to the City as well.

12) 
Innovative design and/or construction methods which further the goals of the General Plan.

This criteria is not necessarily applicable to the project, although, many of the responses above, particularly the grading discussion, the usable open space discussion and the open space preserve discussion, could go here as well.

The combination of the landslide remediation, infrastructure improvements, the care in siting the development footprint, the open space preserve planning, the CSS re-vegetation area, the architectural theme development, the landscape theme development, the units and their amenities, the abundance of covered and open parking spaces provided, and the excessively large amount of common and private usable open spaces and recreational amenities makes this a truly superior project.  All of these factors can be used to justify the CUP requested with this application.
HILLSIDE DEVELOPMENT PROVISIONS

The project meets the Hillside Development Provisions and is in general conformance with the goals and objectives of the Zoning Ordinance.  However, due to the sites geotechnical issues, slope conditions, and the demands of a multi-family product-type, some Exceptions to the Hillside Development Provisions are required and discussed later in this document.  The project incorporates some creative design elements to meet the spirit and intent of the provisions within the confines of a multi-family product-type.  These design elements include setting the buildings back a minimum of 18 feet from the top of slope which helps to reduce their “apparent visible bulk” and “hiding” the garages from off-site view by focusing them on an internal drive loop system. 

Hillside Criteria - Architectural Off-Sets:
The project incorporates several design elements to meet the hillside architectural guideline criteria of Section 3039 M (1) which requires a 4-foot by 6-foot off-set area in any “visible” wall length greater than 40 feet (which equates to a 24 square foot “off-set area” within the wall length).  This is not easy to accomplish within the building parameters required for a multi-family product-type (MP - Multi-Plex units) so the design team used creative measures to achieve this standard.  A key factor in complying with this standard is the “visible” portion of the site.  The units that meet the definition of “visible” as established by the Hillside Development Provisions (3039 B. 7.) are the units fronting on Mesa Drive (buildings A-D west of the main access drive and buildings H, O and R east of the main access drive).

The front elevations of the Tuscan 1 and Tuscan 2 buildings all have multiple off-sets that combine to create a 5-foot, 8-inch by 14-foot, 5-inch break along the “visible” side of the building which exceeds the design criteria (a break of 4 feet by 6 feet, 24 square feet of break area).  Only the six buildings that face Mesa Drive, however, meet the definition of “visible” as they are within 300 feet of a public right-of-way.  In addition, the use of a bell tower element also creates a new and unique look within the community.  The use of various Tuscan style architectural enhancements and multiple wall and roof planes on this elevation further enhance the articulation and appeal of the facade. The use of hillside compatible architecture throughout the site is indicative of the applicants strong desire and proven track record of bringing a superb new community to Oceanside.

The side elevations of the Tuscan 1 and Tuscan 2 buildings also meet the off-set criteria through a combination of off-set features.  These features include multiple structural offsets and additional  breaks in wall planes via the use of landscape elements as allowed through Section 3039 B. 7. of the Hillside Development Provisions.  That Section of the Ordinance states:

“The visible area of a structure, including the roof, shall not include portions that will be shielded from view by landscaping within a five-year period, as determined by the Planning Commission at the time of development plan review.”

All of the side elevations are broken up by 2 structural offsets that create 4 different wall plans.  These off-sets include a window pop-out feature at the kitchen (complete with a first floor roof element) and the Tuscan style bell tower element at the corners.  The window pop-out off-set measures 2-feet by 11-feet, 2-inches (approximately 22 square feet of off-set area) and the tower element off-set measures 2-feet by 8-feet (16 square feet of off-set area).  The result of these two structural off-sets is 4 different wall planes, each of which is not greater than 40 feet in length, with a total off-set area of 38 square feet which exceeds the minimum requirement.  This off-set area is focused more on the Mesa Drive side of the units which serves the intent of minimizing the bulk of the “visible” portions of the structures.  The longest wall plane on the side elevation measures only 20-feet, 6-inches at the garage which is the portion of the units that is furthest from Mesa Drive which therefore reduces its “visibility”.  These offsets will be enhanced even more with a plant pallette that will further reduce the visibility of the structures.  This is especially true at the project’s entry drives (which would typically provide the biggest view shed of the sides of the units) where a strong visual corridor is achieved through the use of canopy and columnar plantings (see the discussion in the “Tuscan Theme” section of this document) which is a creative way to increase the dimensional off-sets of the buildings.

Although the rear elevations of each building type (the garage side) do not meet the literal interpretation of Section 3039 M (1), they are exempt because they do not meet the definition of “visible” as established by the code (Section 3039, B, 7).  These elevations will not be “visible to a person standing within 300 feet of the buildings on any existing public street, or street on a recorded subdivision map that provides access to three or more dwelling or building sites”.  These elevations will all be internal to the project and each garage will “face” another garage on the private drive aisle (and not a public street).  In an effort to meet the spirit and intent of the guidelines, however, the second story of the garage elevation has been broken up into 5 different wall planes along its 88-foot, 3-inch length to provide as much articulation as possible.  The longest of these wall planes is 21 feet on either end of the building.  In addition, a pop-out garage door “topper” has been included at each garage door to increase the articulation and visual interest of this elevation.  Again, the use of these elements is indicative of the applicant’s commitment to the community and the quality of life designed into the project.
Hillside Criteria - Roof Plane:
One of the biggest challenges in meeting the Hillside Design Guidelines requirements within a multi-family building are the roof pitch and plane requirements.  In general, the guidelines require that no visible roof plane exceed 600 square feet in area and have a pitch of 3 in 12 or greater (see Section 3039, E. (M) 2 for the complete definition).  As discussed above, with the use of creative measures including multiple breaks in roof planes and landscape elements to provide screening, visible portions of the proposed roof planes will not exceed the maximum allowance of 600 square feet.  Achieving this standard within the confines of a multi-family building is another example of the care and attention to detail that went into the whole design of the Mesa Ridge project.

The proposed architectural package for the Tuscan 1 and Tuscan 2 buildings includes 2 roof planes in excess of 600 square feet in a two dimensional environment (one that is 1,076 square feet and one that is 1,307 square feet).  The building C roof plan also includes 2 roof planes in excess of the 600 square feet (one that is 656 square feet and one that is 838 square feet).  The project however, will use both landscape and architectural features to achieve the “visible” standard of 600 square feet.

Architecturally, the height of the proposed buildings was limited to 27.5 feet tall, as opposed to the allowable 30 feet tall, to compliment the surrounding neighborhoods.  To minimize the roof bulk as called for in the Ordinance, the roof pitch has been increased to 5 in 12 (as opposed to 3 in 12 - vertical/horizontal) to help off-set the subject roof planes as called for in Section 3039 (M) 2.  Next, multiple roof planes and varying roof elements break up the overall mass of the roofs.  Also, a pitched roof element has been used on all four side elevations at the first floor, along with multiple jogs and off-sets, to break up the vertical mass of the walls and roofs to provide the appearance of “stepping” the units back.  Additionally, the bell tower element is used to create a unique roof plane element which further enhances the visual interest of the units.  Finally, the units on the north side of the project have been set back from the ridge line a minimum of 18 feet to further lessen their appearance to the areas below.  Through the use of these multiple architectural design techniques, the proposed multi-family structures meet the spirit and intent of the hillside architectural guidelines within the parameters required for a MP, multi-plex unit.

From a physical planning perspective, the “visible” portions of the roof planes will be greatly reduced by the use of landscape treatments, and also due to grade separation issues along Mesa Drive.  The project will use a unique tree planting theme along the Mesa Drive frontage to capitalize on the overall landscape theme used throughout the site.  The project will use an alternating plant pallette of trees along the Mesa Drive Frontage that will utilize a canopy style street tree next to a columnar style tree and repeat this pattern along the Mesa Drive frontage.  The canopy and columnar trees will be “backed” by tree plantings out of the right-of-way and adjacent to the units that will block almost all portions of the roof planes in question rendering them non “visible” after 5 years of growth to meet the 600 square foot visible requirement (see “Section Exhibit” attached)  in accordance with Section 3039 B. 7.  In order to ensure canopy coverage of all roof planes at 5 years, 7 of the trees at the eastern end of the project will be “up-sized” to 36-inch box at installation per the Landscape Concept Plan (see Sheet L-1 of the LCP and Section C-C of the Section Exhibit).  In addition, buildings C-3, A-2, and B-1 which are located west of the main access drive generally have a pad elevation lower than the street grade (-9 feet to -3 feet) and buildings A-14, B-17 and A-18 located to the east of the main entry have pad elevations higher than street grade (+3 feet to +9 feet).  This undulating street scene, the curve of Mesa Drive and the street tree plantings will all serve to reduce the “visible” roof plane areas along Mesa Drive to acceptable levels.

To illustrate this, a series of cross sections has been prepared to demonstrate how these elements will come together within 5 years of project buildout (see Section Exhibit).  The cross sections were cut through building C-3, building B-1 and building A-18 to show the most moderate at grade view (building B-1) and the most extreme cases of below grade and above grade (building C-3 and building A-18).  In each of these cases it’s clear to see that the tree canopies and/or columnar spires will block the visible roof plane areas to persons walking or driving adjacent to the project to the point of acceptability.  The architectural details, roof planes, general building designs, various setbacks, and extensive landscaping all serve to minimize the bulk of the units and roof tops visible from public streets as required by the Ordinance.

Exception to Hillside Criteria - Grading Quantity:
The total amount of earthwork grading for the project is 728,000 cy which includes all of the remedial grading buttress fill and slope “lay back” required to make the site’s geologic conditions stable for the long term.  The total amount of hillside grading (which includes all of the remedial grading) for the project, measured in cubic yards per graded acre (cy/ac), is 51,270 cy/ac based on 14.2 acres of grading.  This total includes the large buttress on the northern property boundary and slope “lay back” required to stabilize the geologic conditions and other remedial earthwork.  This amount of grading exceeds the Hillside Development Guidelines maximum amount of grading of 7,500 cy/ac.  The Additional Development Regulation (Q)1 of the Hillside Guidelines, however, provides for an Exception to this maximum grading quantity when adverse geologic conditions exist on a site that must be remediated to make it suitable for development.

The reason for the excess grading proposed for the project is the adverse geologic conditions of the  site.  This site is known historically to have had subsurface and surficial geotechnical issues and the adverse geologic conditions have been documented and evaluated in the projects Geotechnical Evaluation Report.   When the remedial earthwork is removed from the overall grading quantity, the amount of grading actually required for the project is 7,025 cy/ac (99,750 cy/14.2 ac) which is below the allowable limit of 7,500 cy/ac.  As such, the project meets the intent and requirements of Section 3039, Hillside Development Regulation, Additional Development Regulation (Q)1, due to existing adverse geologic conditions.  The proposed grading is allowed under the provisions of the Ordinance.
Exception to Hillside Criteria - Manufactured Slope Height & Length:

The project as proposed exceeds Hillside Development Provision 3039, E, (J), because it has manufactured slopes higher than 30 feet and greater than 400 feet in length.  An exception to this criteria, however, is allowed through Section 3039, E, (J), of the Zoning Ordinance which reads: 

“...no manufactured slope shall exceed 30 feet in height, nor shall it exceed 400 feet in length unless the Planning Commission determines that no feasible alternative exists”.

This project meets this criteria due to the site’s existing configuration and known adverse geologic conditions.  The hillside condition of the project is actually a small segment of a much larger hillside feature that extends from Foussat Road on the west to El Camino Real on the east (between 2,500 lineal feet to 3,500 lineal feet depending on how it is measured).  The proposed slope area will repair and replace a segment of this overall feature that is already greater than 30 feet in height and 400 feet in length and, therefore, it has to result in a manufactured slope that is greater than 30 feet in height and 400 feet in length.  As discussed earlier, the extensive grading and slope repair and replacement has to be done to the site before it can be stabilized for the long term.

Currently, the large slope areas of the northeastern perimeter of the site consist of a variety of manufactured slopes, open areas and areas affected by previous surficial slope failures.  The project will be required to remove and re-compact a significant portion of this slope area prior to construction.  The “new” slope will be a stabilized manufactured slope that will simulate the existing slope in terms of height and length (340 feet high, and approximately 1,300 lineal feet in length).  Although these dimensions technically exceed the criteria, they do approximate the existing condition of the site which is consistent with following “the natural topographic contours as much as possible” in the Hillside Development Provisions.  In addition, the eastern most portion of the proposed slopes will be “laid back” to 2.6:1 (as opposed to 2:1) to contour the slope and soften its appearance while lessening the overburden in this area for safety purposes.  A large buttress fill will be installed under the repaired slope along the site’s northern property boundary to provide the slopes above, and the local area in general, with the required stability factor for safety purposes.  This manufactured hillside will be much more stable and safer for the units above it and below it than the existing condition.

In the context of the area wide hillside condition, the project design does retain a significant amount of the natural terrain’s appearance and also provides varying slope configurations (contouring) where grading is required to take place.  The approximately 1,000 lineal feet of natural slope conditions being preserved on site adjacent to Foussat Road vary significantly until they transition into the new 2:1 slope on-site.  This 2:1 slope then extends easterly for approximately 800 lineal feet where it transitions into a new 2.6:1 slope.  From here, the 2.6:1 slope extends approximately 400 lineal feet to the east where it transitions back into the existing hillside.

The proposed grading accomplishes contouring within the context of the project site and the entire hillside area which is the intent of the Hillside Ordinance.  In addition,  it allows for the “clustering of units” in such a way as to preserve the vast majority of the hillside features, and it allows for a larger contiguous open space preserve area (lot A and lot B) on-site with a logical wildlife migratory corridor into off-site open space areas.  The proposed grading pattern is generally consistent with the existing conditions of the site, is necessary for the remediation of existing adverse geologic conditions and, therefore, meets the criteria for the exception.
SUMMARY
The Mesa Ridge project is a very well planned, lower density community that will provide a market rate entry level home ownership opportunity within the City of Oceanside.  The superior multi-family project is backed by a proven product while optimizing environmental sensitivity  through a practical physical design.  The project will result in a greater amount of designated open space than previously approved, it will remedy existing unstable slope conditions, it will enhance the site’s habitat viability within the context of the City’s MHCP Sub Area Plan, and there will be no impacts to rare or endangered species.  In addition, the project will install a significant amount of new CSS habitat that will enhance the City’s Wildlife Corridor Planning Zone.  The homes and recreational amenities have been sited to minimize impacts and to maximize open space and that will result in a superior living environment for the residents and a superior new community for the City.  The project meets all of the goals, intents and objectives of the City’s General Plan and Zoning Ordinance.

JUSTIFICATION
Highlights:
C
The proposed project is a well thought out physical design that results in a superior community that minimizes impacts and maximizes open space.  It was designed to be sensitive to the existing site conditions and “fits” within the logical development footprint of the site and the surrounding neighborhoods.

C
No impacts to rare or endangered species will result from this project, it exceeds the requirement for preservation established in the City’s Draft MHCP Sub Area Plan and it results in more permanent open space than is currently shown on the General Plan Map.

C
The project will install a significant amount of new CSS to enhance the WCPZ.

C
The project is well within the allowable density range for the site with amenities and open space far in excess of those required by the Zoning Ordinance, and the proposed number of units is less than was previously approved on the site.

C
The proposed project will add a proven high quality, lower density, entry level home ownership opportunity to the City’s housing stock which is currently lacking within the City, and the region as a whole.

C
The size, quality, and variety of the community recreational amenities far exceeds the minimum City requirement for this use and will result in a superior living environment for the future residents.

C
The project exceeds its parking requirement by providing double the covered parking space requirement in private, enclosed garages (with direct access to each unit) and more than double the guest parking space requirement which will help to make this a highly desirable community.

C
The project will significantly improve a known, existing unstable slope condition that will result in a safer living environment for residents in and around this new community. 

REQUIRED FINDINGS
PD - Planned Development:
The City of Oceanside Zoning Ordinance stipulates that four specific findings must be made before a Planned Development PD designation can be adopted.  This proposal meets those conditions as follows:

1. 
The proposed PD and Development Plan are consistent with the General Plan Land Use Element because the proposed product-type is allowed in the RM-A land use designation, the density is within the allowed density range and the use is compatible with the surrounding neighborhood because it is consistent with the City’s General Plan designation for this area.

2. 
The PD plan will result in a superior land use design in this area of the City that is consistent with the density established for the site by the General Plan, it is the planning tool created by the City to implement the use of MP product within an RM-A zone, and it maintains consistency with the City’s General Plan by being within the density range established for the site.  The base district regulations in the Ordinance would not otherwise accommodate this permitted product-type so the PD is required and will result in a greater variety in design.  The PD accommodates the individual lot ownerships required by the General Plan while maintaining the integrity of the product-type.

3. 
The deviations from the base district regulations are justified because the PD plan is the implementing tool for this product-type in the RM-A zone and for consistency with the General Plan, it results in a superior project design, an excess of preserved open space, an excess amount of usable open space and recreational amenities, an excess amount of covered and guest parking, and it will provide for individual “lot” ownership for consistency with the General Plan.

4. 
The PD Plan and the Development Plan have included adequate provisions for utilities, services, and emergency vehicle access by designing those into the project and the public service demands will not exceed the capacity of existing and planned services because the PD is consistent with the City’s Zoning Code and General Plan.

Hillside Development Plan:
The City of Oceanside Zoning Ordinance stipulates that the five specific findings of Article 43 must be made and the project must meet the 3 criteria established by Section 3039 H, 3. A. B. and C. before a Hillside Development Plan can be adopted.  This proposal meets all of these conditions as follows:

1. 
The site plan and physical design of the proposed project is consistent with the purposes of the Zoning Ordinance because it meets the intent of the development regulations and design standards over the entire site, it does not require a variance from those regulations and it provides amenities far in excess of those required.

2. 
The Development Plan as proposed conforms to the City’s General Plan because the proposed residential product-type and density are consistent with the Land Use Element requirements established for the site.

3. 
The area covered by the Development Plan can be adequately, reasonably and conveniently served by existing and planned public services, utilities and public facilities because said provisions have been successfully incorporated into the proposed design.

4. 
The proposed development is compatible with existing surrounding land uses because the site is proposed to be developed under the regulations the City previously established for the site and the proposed unit count is less than previously approved on the site, and is well within the allowable range of densities established for the site by the General Plan.

5. 
The site plan and physical design of the proposed project is consistent with Section 1.24 and 1.25 of the General Plan Land Use Element because it was designed to be sensitive to the existing topographic and habitat constraints of the site and it results in maximum avoidance and minimum impacts.

A. 
The project conforms to the General Plan because it proposes a use and a unit-type consistent with the “Residential Unit Type/Residential Land Use Designation Consistency Matrix” (Section 2.34.A), it is within the allowable density range established by the General Plan, and it provides a high quality building design, amenities, and open space far in excess of those required.

B. 
The project complies with the land-use and development regulations of the base zoning district, it complies with the Hillside Development Provisions by clustering units and utilizing creative design techniques to minimize visible bulk, the project meets the requirements established for the specific exceptions requested, and no Variances are required.

C. 
The project can be adequately, reasonably and conveniently served by existing and planned public services, utilities and public facilities because said provisions have been successfully incorporated into the proposed design.

Conditional Use Permit - Exceeding Base Density:
The City of Oceanside Zoning Ordinance stipulates that three specific findings must be made before a Conditional Use Permit can be adopted.  This proposal meets those conditions as follows:

1. 
The proposed location of the Mesa Ridge project is in accord with the objectives of the Zoning Ordinance and is consistent with the surrounding properties in the district because it is a medium density residential project on property designated for medium density residential development by the General Plan and Zoning Ordinance.  The project will construct infrastructure improvements far beyond its scope to the benefit of the City of Oceanside, the general public, the local community and to future residents of the area. It provides a superior design that will result in a more stable geotechnical situation for the surrounding areas and infrastructure improvements.  The project also provides superior architecture and amenities far in excess of those required and it will result in a much larger open space preserve than required by the Draft MHCP Sub Area Plan that will also have excellent connectivity to adjacent open space areas.

2. 
The proposed density is within the range of densities deemed appropriate for the site by the General Plan.  As proposed, the preserved open space area, recreational amenities and parking supply far exceed the required amounts established by the Draft MHCP Sub Area Plan and the Zoning Ordinance and, therefore, will not be detrimental to the public health, safety and welfare.  The project will also remediate a known, existing, geotechnical problem that could otherwise damage surrounding properties and infrastructure improvements if left in its current state which also serves the interest of the public health, safety and welfare.  This development is consistent with the surrounding neighborhood because it is consistent with the General Plan Land Use designation for the site, it incorporates environmentally sensitive design, with open space and recreational amenities far in excess of those required.

3. 
The proposed project complies with the Zoning Ordinance because the proposed use is consistent with the base district regulations and does not need any variances.  The project has a superior, well thought out physical design that results in environmental sensitivity and preservation, a superior package of recreational amenities and a very livable community.

Your favorable consideration is appreciated.
APPENDIX  A
Mesa Ridge - Planned Development District - Development Standards
This Planned Development Text (PD Text) shall only apply to the 23.80 acres known as the Mesa Ridge  Planned Development in the City of Oceanside (Assessor’s Parcel Number 146-161-(1-59) & 146-162-(1-17)).  The property has two designations in the Oceanside General Plan Land Use Element as Residential Medium Density A (MDA-R, 6.0 du/ac - 9.9 du/ac) and Open Space (OS).  No change is proposed to the General Plan Land Use Designations. The entire site is Zoned RM-A, Medium Density Residential-A.  This PD Text proposes to change the Zoning Classification only, to “PD” over the entire site.

The purpose of the Mesa Ridge PD Text is to allow for the development of Multi-Plex (MP) Units within the RM-A Land Use Designation in accordance with the General Plan Land Use Element.  The Land Use Element allows for the development of MP structures within the RM-A Designation  (per the “Residential Unit Type/Residential Land Use Designation Consistency Matrix”).  By definition however, each MP unit must be “constructed on a legally subdivided lot and attached to at least one other unit along a common property line”.  This PD Text establishes new lot size and set back standards to accommodate the MP product type.

C
Unit Type Regulations:
The residential unit type shall be Multi-Plex (MP) structures as defined in Section 2.34, Residential Unit Types, of the General Plan Land Use Element.  These structures are defined as: A structure consisting of three or more dwelling units attached by common walls.  Each unit is constructed on a legally subdivided lot and attached to one or more companion units on a common property line or lines.  The Mesa Ridge project will meet this criteria through the use of a “modular condominium” process with the California Department of Real Estate that creates a separate ownership interest in real estate (i.e. “lot”).

C
Lot Size:

Minimum Lot Size - 950 Square Feet (or as shown on Tentative Map, whichever is less).

C
Set Backs:
Residential Units are allowed to utilize a zero lot line setback along common property lines.  Units adjacent to Mesa Drive and other perimeter lot lines shall meet the setbacks established in Section 1050 of the Zoning Ordinance. 

C
Other Development Regulations:
If a regulation is not specifically listed above, then the Regulations contained in Article 10 and Article 30 of the Zoning Ordinance for the appropriate base district shall apply.
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