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October 31, 2016 
 
To: Commissioners and Interested Persons 
 
From: California Coastal Commission 
 San Diego Staff 
 
Subject: Addendum to Item F19b, City of Oceanside LCP Amendment No.   
 LCP-6-OCN-15-0043-5 (Part B – Inclusionary Housing), for the 

Commission Meeting of November 4, 2016 
________________________________________________________________________ 
 
The purpose of this addendum is to provide revisions to the staff’s recommendation since 
the time of the original staff report. Staff recommends the following changes be made to 
the above-referenced staff report. Deletions shall be marked by a strikethrough and 
additions shall be underlined, deletions made to the proposed suggested modifications will 
be marked by a double-strikethrough and additions shall be double-underlined. 
 
1.  On Page 3 of the staff report, the second paragraph shall be revised as follows: 
 

Therefore, staff is suggesting the incorporation of Suggested Modification No. 1 
which would require that any increase in height limits granted for inclusionary housing 
proposals shall be consistent with all visual resource policies, including but not limited 
to, public view, community character, and bulk/scale policies, of the LUPLCP.  Staff 
is further recommending the inclusion of Suggested Modification No. 2 which will 
further require that any decrease in parking granted for inclusionary housing proposals 
shall be consistent with all public access policies, including but not limited to, public 
access and recreation, visitor serving facilities, and beach parking policies of the 
LUPLCP.  By requiring consistency with the LUPLCP, the potential impacts to coastal 
resources will be analyzed, and while projects may be eligible for such concessions, 
the City will only grant them if it can be determined that such concessions will still be 
considered to be consistent with the applicable LUPLCP policies.  Suggested 
Modification No. 2 further requires that any incentive granted to allow a reduction in 
parking standards would still need to participate in the discretionary review process.   
This review would evaluate project approval contingent upon current public beach 
parking reserves, current off-street parking usage, and other considerations that may 
have the effect of requiring additional parking onsite.  It is only through the inclusion 
of these suggested modifications that adequate protection of coastal resources can be 
assured and thus be found consistent with and adequate to implement the City’s 
certified LUP. 
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2.  On Page 6 of the staff report, Suggested Modification No. 1 shall be revised as follows: 
 

Projects that exceed base density allowances and reserve units for lower-income 
households in accordance with Municipal Code section 14C.7 are eligible for one 
additional story, not to exceed eight (8) additional feet above the maximum 
allowable height for the surrounding zoning district.  While this concession is 
granted to qualified projects without the benefit of a variance, it does not preclude 
the discretionary review process, through which project approval may be 
contingent upon neighborhood compatibility, mitigation of massing impacts, 
compliance with the California Environmental Quality Act, and other 
considerations that may have the effect of limiting overall bulk and scale.  For 
development within the coastal zone, any modification(s) to height limits shall be 
consistent with all visual resource policies of the Land Use Plan, including but not 
limited to, public view, community character, and bulk/scale policies of the 
certified Oceanside Local Coastal Program.  
 

3.  On Page 6 of the staff report, Suggested Modification No. 2 shall be revised as follows: 
 

Exceptions 
 
[…] 
 
(3) Projects exceeding base density allowances and reserving units for low-income 
households in accordance with Municipal Code section 14C.7 are eligible for the 
following reduced parking requirements: 
 
a. One (1.0) parking space per market rate studio and one-bedroom unit; 
b. 1.5 parking spaces per market-rate unit exceeding one bedroom; 
c. 0.5 parking space per reserved studio unit; 
d. one (1.0) parking space per reserved one-bedroom unit; 
e. 1.25 parking spaces per reserved two-bedroom unit; 
f. 1.5 parking spaces per reserved unit exceeding two bedrooms. 
 
These ratios apply to qualifying projects that do not benefit from Exception 1  
established above. This concession does not preclude the discretionary review 
process, as required by the Oceanside certified LCP, through which project approval 
may be contingent upon current public parking reserves, current off-street parking 
usage, and/or other considerations that may have the effect of requiring additional 
parking.   For development within the coastal zone, any reduction in parking 
standards shall be consistent with all public access policies of the Land Use Plan, 
including but not limited to, public access and recreation, visitor serving facilities, and 
beach parking policies of the certified Oceanside Local Coastal Program. 

 
4.  On Page 12 of the staff report, the second paragraph shall be revised as follows: 
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Suggested Modification No. 1 which would require that any increase in height limits 
granted for inclusionary housing proposals shall be consistent with all visual resource 
policies, including but not limited to, public view, community character, and 
bulk/scale policies, of the LUPLCP.  Staff is further recommending the inclusion of 
Suggested Modification No. 2 which will further require that any decrease in parking 
granted for inclusionary housing proposals shall be consistent with all public access 
policies, including but not limited to, public access and recreation, visitor serving 
facilities, and beach parking policies of the LUPLCP.  By requiring consistency with 
the LUPLCP, the potential impacts to coastal resources will be analyzed, and while 
projects may be eligible for such concessions, the City will only grant them if it can be 
determined that such concessions will still be considered to be consistent with the 
applicable LUPLCP policies.  Suggested Modification No. 2 further requires that any 
incentive granted to allow a reduction in parking standards would still need to 
participate in the discretionary review process.   This review would evaluate project 
approval contingent upon current public beach parking reserves, current off-street 
parking usage, and other considerations that may have the effect of requiring 
additional parking onsite.   

 
5.  On Page 11 of the staff report, the second paragraph shall be revised as follows: 
 
The modifications proposed through the subject LCP amendment raise a number of LUP 
consistency concerns. Specifically, the Inclusionary Housing provisions would facilitate 
the application of two specific concessions which could result in significant impacts to 
coastal resources and public access.  As detailed above, the City’s LUP contains a number 
of policies that are intended to provide and protect both visual and physical access to the 
beach.  As such, the review of any height or parking deviation must also ensure 
conformance with the applicable LUP policies as well as any relevant IP provisions.  This 
is not to say that the concessions cannot be applied in the Coastal Zone, but rather that 
each request needs to be taken on a case-by-case basis and the potential impacts to coastal 
resources need to be analyzed appropriately.  The majority of residentially zoned 
properties within the Coastal Zone currently have a 35’ tall height limit.  If the building 
height concession was granted, this means that proposed structures could be as tall as 42’.  
Allowing that increase in building height should not be granted if such an increase would 
result in a significant public view blockage or if the building height allowance would 
facilitate a development that would not be compatible with the surrounding community 
character.  Additionally, access routes near properties located within close proximity to 
the ocean are often highly congested, and the existing on-street parking is the primary 
reservoir for public beach parking in Oceanside, therefore, the granting of reduced parking 
standards in these locations may not be appropriate, as it could result in the usurping of 
public beach parking.   

 
  
 
 
(Document3) 
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TO: COMMISSIONERS AND INTERESTED PERSONS 
 
FROM: SHERILYN SARB, DEPUTY DIRECTOR, SAN DIEGO COAST DISTRICT 
 GABRIEL BUHR, COASTAL PROGRAM MANAGER, SD COAST DISTRICT 
 TONI ROSS COASTAL PROGRAM ANALYST, SD COAST DISTRICT 
 
SUBJECT: STAFF RECOMMENDATION ON CITY OF OCEANSIDE MAJOR 

AMENDMENT LCP-6-OCN-15-0043-5 (Part B - Inclusionary Housing) for 
Commission Meeting of November 2-4, 2016 

              
 

SYNOPSIS 
 

The subject LCP implementation plan amendment (LCP-6-OCN-15-0043-5 (Part B 
Inclusionary Housing)) was submitted and filed as complete on August 28, 2016.  A one-
year time extension was granted on October 6, 2016.  As such, the last date for 
Commission action on this item is October 6, 2017.   This report addresses one of three 
components of the City’s submittal.  LCP-6-OCN-15-0043-5 (Part A – Emergency 
Shelters) will allow for emergency shelters within the City’s Light Industrial Zone 
(outside the Coastal Zone only) and Transitional and Supportive Housing within 
residentially zoned properties and LCP-6-OCN-15-0043-5 (Part C – Reasonable 
Accommodations) will include new Article 41 setting procedures for persons with 
disabilities to seek reasonable accommodations.  Both of these items are also scheduled 
for the Commission’s November, 2016 agenda. The proposed amendment will affect the 
certified LCP Implementation Plan only.  

 
SUMMARY OF AMENDMENT REQUEST 
 
In an effort to provide additional lower-income dwelling units within Oceanside, the City 
is proposing to include a number of provisions that would facilitate Inclusionary Housing 
standards.  Similar to the State-required density bonus provisions, inclusionary housing 
would facilitate increased density and reduced or modified development standards for 
projects that include the construction and maintenance of lower-income dwelling units.  
However, the distinction of the proposed amendment is that the Inclusionary Housing 
policies proposed by the City will provide incentives specifically for those projects that 
include the lower-income units either on- or off-site as opposed to providing in-lieu fees 
for the construction of a future project containing lower-income units.  These incentives 
include a rounding down of the units required and projects would also be eligible for an 
increased maximum building height of one additional story not to exceed eight (8) feet as 
well as a reduction in parking standards, on average, by half a space per unit.  As 
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proposed by the City, the possible incentives, concessions, or deviations from standards 
would be limited to these specific allowances, no other incentives, deviations from 
standards, etc., are considered.  Further, the reduction of parking requirements and the 
increase in height standards would apply only to parcels located outside the 
redevelopment area of the City and within either R-3 or R-T zoning designations, and 
must include 10 or more units within the development proposal.  The proposed 
amendment would also eliminate the need for Inclusionary Housing projects to obtain a 
conditional use permit; however, a coastal development permit would still be required for 
those projects located within the Coastal Zone. 
 
The City’s Municipal Code Chapter 14.C contains the provisions for Inclusionary 
Housing proposals.  This chapter has not been formally included in the proposed 
amendment.  However, there are numerous references to Chapter 14.C within the 
proposed amendment, and therefore, if the subject LCP amendment is approved,  
provisions of this chapter will become incorporated by reference into the City’s certified 
LCP. 
 
Therefore, the proposed amendment includes incorporation by reference of Chapter 14.C 
of the Municipal Code as well as modification of five (5) articles within the City’s 
certified Implementation Plan.  Specifically, the amendment includes revisions to three 
residential zones and include changed to Article 5 (R-1 Single Family Residential Zone) 
Article 7 (R-3 – Medium Residential Zone) and Article 32 (Residential Tourist Zone).  
These articles will be amended to establish a “base density” for each zone.  Base density 
is defined in Chapter 14.C as “the lowest end of the density range established for 
residential development within a particular zoning district.  The base density is 
considered the appropriate density for development within each residential land use 
designation as established by the Land Use Element of the City of Oceanside General 
Plan.”  The City has indicated that the establishment of a base density within each of 
these zones is intended to be used as the number by which density bonuses and required 
low-income units will be calculated.  It is important to distinguish that the amended 
language will allow for proposals that include Inclusionary Housing provisions within all 
three residential zones, but only development proposed within R-3 and the R-T zones will 
potentially be afforded the two incentives discussed above regarding parking and height 
standards. 
 
The proposed amendment will also modify Article 17 (General Provisions, Development 
Standards, Conditions and Exceptions) to incorporate the same base densities discussed 
above, and will allow projects that include the proposed low-income units either on- or 
off-site (as opposed to paying an in-lieu fee) to be eligible for an increased maximum 
building height of one additional story not to exceed eight (8) feet.  The amended 
language clarifies that if a concession is granted, it does not preclude the discretionary 
review process; which, in this case, would be the issuance of a coastal development 
permit.  The final revision included in the proposed amendment modifies Article 27 (Off-
Street Parking) and would facilitate the reduction of required parking (a reduction by half 
a space/unit, on average) for those projects that include the proposed low-cost units either 
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on- or off-site.  The specific reductions in parking as proposed are included in Table 1 in 
Section IV.B – Specific Findings for Rejection of this staff report. 
 
SUMMARY OF STAFF RECOMMENDATION 
 
Staff is recommending first that the LCP amendment be rejected and then approved with 
two suggested modifications.  As proposed, the City’s Inclusionary Housing regulations 
raise several issues.  In particular, Commission staff have identified that significant 
impacts to coastal resources could result through the granting of the associated 
waiver/modification in height and parking standards.  Examples of this include public 
access impacts through reduced parking requirements and impacts on public views 
through permitting structures taller than would otherwise be allowed through the Land 
Use Plan (LUP).   
 
Therefore, staff is suggesting the incorporation of Suggested Modification No. 1 which 
would require that any increase in height limits granted for inclusionary housing 
proposals shall be consistent with all visual resource policies, including but not limited 
to, public view, community character, and bulk/scale policies, of the LCP.  Staff is 
further recommending the inclusion of Suggested Modification No. 2 which will further 
require that any decrease in parking granted for inclusionary housing proposals shall be 
consistent with all public access policies, including but not limited to, public access and 
recreation, visitor serving facilities, and beach parking policies of the LCP.  By requiring 
consistency with the LCP, the potential impacts to coastal resources will be analyzed, and 
while projects may be eligible for such concessions, the City will only grant them if it can 
be determined that such concessions will still be considered to be consistent with the 
applicable LCP policies.  Suggested Modification No. 2 further requires that any 
incentive granted to allow a reduction in parking standards would still need to participate 
in the discretionary review process.   This review would evaluate project approval 
contingent upon current public beach parking reserves, current off-street parking usage, 
and other considerations that may have the effect of requiring additional parking onsite.  
It is only through the inclusion of these suggested modifications that adequate protection 
of coastal resources can be assured and thus be found consistent with and adequate to 
implement the City’s certified LUP.   
 
The appropriate resolutions and motions begin on Page 5.  The suggested modifications 
begin on Page 6.  The findings for denial of the Implementation Plan Amendment as 
submitted begin on Page 9.  The findings for approval of the plan, if modified, begin on 
Page 12. 
 
ADDITIONAL INFORMATION 
 
Further information on the City of Oceanside LCP amendment LCP-6-OCN-15-0043-5 
(Part B – Inclusionary Housing) may be obtained from Toni Ross, Coastal Planner, at 
(619) 767-2370. 
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PART I. OVERVIEW 
 
 A. LCP HISTORY 
 
The City of Oceanside first submitted its Local Coastal Program Land Use Plan (LUP) to the 
Commission in July 1980, and it was certified with suggested modifications on February 19, 1981.  
This action, however, deferred certification on a portion of the San Luis Rey River valley where 
an extension of State Route 76 was proposed.  On January 25, 1985, the Commission approved 
with suggested modifications the resubmitted LUP and Implementing Ordinances.  The suggested 
modifications for this approval were related to the guaranteed provision of recreation and visitor-
serving facilities, assurance of the safety of shorefront structures, and the provision of an 
environmentally sensitive routing of the proposed Route 76 east of Interstate 5.  The suggested 
modifications to the Zoning/Implementation phase resulted in ordinances and other 
implementation measures that were consistent with the conditionally certified LUP policies.   
 
With one exception, the conditionally certified LUP and Implementing Ordinances were reviewed 
and approved by the City on May 8, 1985.  The City requested that certification be deferred on 
one parcel adjacent to Buena Vista Lagoon designated by the City for "commercial" use; the 
Commission's suggested modification designated it as "open space."  On July 10, 1985, the 
Commission certified the City's Local Coastal Program as resubmitted by the City, including 
deferred certification on the above parcel. 
 
The City’s Implementation Plan does not currently contain any Inclusionary Housing 
provisions.  As such, the approval of the subject amendment will facilitate another 
avenue by which the City of Oceanside can provide additional affordable housing units.  
Specifically, the proposed and will add a new density section to three residential zones 
(Single Family Residential/R-1, Medium Density Residential/R-3, and Residential 
Tourist/R-T).  In additional, Article 17 (General Provisions, Development Standards, 
Conditions and Exceptions) and Articles 27 (Off-Street Parking) will be amended to 
include the modified development standards for development proposals taking advantage 
of the Inclusionary Housing provisions. The proposed modifications will apply Citywide, 
with the exception of the Redevelopment Area/Downtown District. 
 
 B. STANDARD OF REVIEW 
 
Pursuant to Section 30513 of the Coastal Act, the Commission may only reject zoning 
ordinances or other implementing actions, as well as their amendments, on the grounds 
that they do not conform with, or are inadequate to carry out, the provisions of the 
certified Land Use Plan.  The Commission shall take action by a majority vote of the 
Commissioners present. 
 
 C. PUBLIC PARTICIPATION 
 
The City has held Planning Commission and City Council meetings with regard to the 
subject amendment request.  All of those local hearings were duly noticed to the public.  
Notice of the subject amendment has been distributed to all known interested parties. 
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PART II. LOCAL COASTAL PROGRAM SUBMITTAL - RESOLUTIONS 
 
Following a public hearing, staff recommends the Commission adopt the following 
resolutions and findings.  The appropriate motion to introduce the resolution and a staff 
recommendation are provided just prior to each resolution. 
 
 
I. MOTION I: I move that the Commission reject the Implementation Program 

Amendment No. LCP-6-OCN-15-0043-5 Part B for the City of Oceanside as 
submitted. 

 
 
STAFF RECOMMENDATION OF REJECTION: 
 
Staff recommends a YES vote.  Passage of this motion will result in rejection of 
Implementation Program and the adoption of the following resolution and findings.  The 
motion passes only by an affirmative vote of a majority of the Commissioners present. 
 
RESOLUTION TO DENY CERTIFICATION OF THE IMPLEMENTATION 
PROGRAM AS SUBMITTED: 
 
The Commission hereby denies certification of the Implementation Program Amendment 
submitted for the City of Oceanside and adopts the findings set forth below on grounds 
that the Implementation Program as submitted does not conform with, and is inadequate 
to carry out, the provisions of the certified Land Use Plan as amended.  Certification of 
the Implementation Program would not meet the requirements of the California 
Environmental Quality Act as there are feasible alternatives and mitigation measures that 
would substantially lessen the significant adverse impacts on the environment that will 
result from certification of the Implementation Program as submitted 
 
 
II. MOTION II: I move that the Commission certify the Implementation Program 

Amendment No. LCPA-6-OCN-15-0043 Part B for the City of 
Oceanside if it is modified as suggested in this staff report. 

 
 
STAFF RECOMMENDATION: 
 
Staff recommends a YES vote.  Passage of this motion will result in certification of the 
Implementation Program Amendment with suggested modifications and the adoption of 
the following resolution and findings.  The motion passes only by an affirmative vote of a 
majority of the Commissioners present. 
 



   LCPA-6-OCN-15-0043-5 (Part B) 
Inclusionary Housing 

Page 6 
 
 
RESOLUTION TO CERTIFY THE IMPLEMENTATION PROGRAM 
AMENDMENT WITH SUGGESTED MODIFICATIONS: 
 
The Commission hereby certifies the Implementation Program Amendment for the City 
of Oceanside if modified as suggested and adopts the findings set forth below on grounds 
that the Implementation Program Amendment, with the suggested modifications, 
conforms with and is adequate to carry out the certified Land Use Plan as amended. 
Certification of the Implementation Program Amendment if modified as suggested 
complies with the California Environmental Quality Act, because either 1) feasible 
mitigation measures and/or alternatives have been incorporated to substantially lessen 
any significant adverse effects of the Implementation Program Amendment on the 
environment, or 2) there are no further feasible alternatives and mitigation measures that 
would substantially lessen any significant adverse impacts on the environment. 
 
PART III. SUGGESTED MODIFICATIONS  
 
Staff recommends the following suggested revisions to the proposed Implementation Plan 
be adopted.  The underlined sections represent language that the Commission suggests be 
added, and the struck-out sections represent language which the Commission suggests be 
deleted from the language as originally submitted. 
 

1.  Modify Article 17, Section 1709(d) as follows: 
 

Projects that exceed base density allowances and reserve units for lower-income 
households in accordance with Municipal Code section 14C.7 are eligible for one 
additional story, not to exceed eight (8) additional feet above the maximum 
allowable height for the surrounding zoning district.  While this concession is 
granted to qualified projects without the benefit of a variance, it does not 
preclude the discretionary review process, through which project approval may 
be contingent upon neighborhood compatibility, mitigation of massing impacts, 
compliance with the California Environmental Quality Act, and other 
considerations that may have the effect of limiting overall bulk and scale.  For 
development within the coastal zone, any modification(s) to height limits shall be 
consistent with all visual resource policies, including but not limited to, public 
view, community character, and bulk/scale policies of the certified Oceanside 
Local Coastal Program. 

 
2.  Modify Article 27 – Off-Street Parking – Section  2702 as follows: 
 

Exceptions 
 
[…] 
 
(3) Projects exceeding base density allowances and reserving units for low-
income households in accordance with Municipal Code section 14C.7 are eligible 
for the following reduced parking requirements: 
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a. One (1.0) parking space per market rate studio and one-bedroom unit; 
b. 1.5 parking spaces per market-rate unit exceeding one bedroom; 
c. 0.5 parking space per reserved studio unit; 
d. one (1.0) parking space per reserved one-bedroom unit; 
e. 1.25 parking spaces per reserved two-bedroom unit; 
f. 1.5 parking spaces per reserved unit exceeding two bedrooms. 

 
These ratios apply to qualifying projects that do not benefit from Exception 11 
established above. This concession does not preclude the discretionary review 
process, as required by the Oceanside certified LCP, through which project 
approval may be contingent upon current public parking reserves, current off-
street parking usage, and/or other considerations that may have the effect of 
requiring additional parking.   For development within the coastal zone, any 
reduction in parking standards shall be consistent with all public access policies, 
including but not limited to, public access and recreation, visitor serving 
facilities, and beach parking policies of the certified Oceanside Local Coastal 
Program. 

 
 
PART IV. FINDINGS FOR REJECTION OF THE CITY OF OCEANSIDE 

IMPLEMENTATION PLAN AMENDMENT, AS SUBMITTED 
 

A. AMENDMENT DESCRIPTION  
 
In an effort to provide additional lower-income dwelling units within Oceanside, the City 
is proposing to include a number of provisions that would facilitate Inclusionary Housing 
standards.  Similar to the State-required density bonus provisions, inclusionary housing 
would facilitate increased density and reduced or modified development standards for 
projects that include the construction and maintenance of lower-income dwelling units.  
However, the distinction of the proposed amendment is that the Inclusionary Housing 
policies proposed by the City will provide incentives specifically for those projects that 
include the lower-income units either on- or off-site as opposed to providing in-lieu fees 
for the construction of a future project containing lower-income units.  These incentives 
include a rounding down of the units required and projects would also be eligible for an 
increased maximum building height of one additional story not to exceed eight (8) feet as 
well as a reduction in parking standards, on average, by half a space per unit.  As 
proposed by the City, the possible incentives, concessions, or deviations from standards 
would be limited to these specific allowances, no other incentives, deviations from 
standards, etc., are considered.  Further, the reduction of parking requirements and the 
increase in height standards would apply only to parcels located outside the 
redevelopment area of the City and within either R-3 or R-T zoning designations, and 
must include 10 or more units within the development proposal.  The proposed 
amendment would also eliminate the need for Inclusionary Housing projects to obtain a 
                                                 
1 Exception 1 allows lesser parking standards for small lots legally subdivided before January 20, 1958.   
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conditional use permit; however, a coastal development permit would still be required for 
those projects located within the Coastal Zone. 
 
The City’s Municipal Code Chapter 14.C contains the provisions for Inclusionary 
Housing proposals.  This chapter has not been formally included in the proposed 
amendment.  However, there are numerous references to Chapter 14.C within the 
proposed amendment, and therefore, if the subject LCP amendment is approved,  
provisions of this chapter will become incorporated by reference into the City’s certified 
LCP. 
 
Therefore, the proposed amendment includes incorporation by reference of Chapter 14.C 
of the Municipal Code as well as modification of five (5) articles within the City’s 
certified Implementation Plan.  Specifically, the amendment includes revisions to three 
residential zones and include changed to Article 5 (R-1 Single Family Residential Zone) 
Article 7 (R-3 – Medium Residential Zone) and Article 32 (Residential Tourist Zone).  
These articles will be amended to establish a “base density” for each zone.  Base density 
is defined in Chapter 14.C as “the lowest end of the density range established for 
residential development within a particular zoning district.  The base density is 
considered the appropriate density for development within each residential land use 
designation as established by the Land Use Element of the City of Oceanside General 
Plan.”  The City has indicated that the establishment of a base density within each of 
these zones is intended to be used as the number by which density bonuses and required 
low-income units will be calculated.  It is important to distinguish that the amended 
language will allow for proposals that include Inclusionary Housing provisions within all 
three residential zones, but only development proposed within R-3 and the R-T zones will 
potentially be afforded the two incentives discussed above regarding parking and height 
standards. 
 
The proposed amendment will also modify Article 17 (General Provisions, Development 
Standards, Conditions and Exceptions) to incorporate the same base densities discussed 
above, and will allow projects that include the proposed low-income units either on- or 
off-site (as opposed to paying an in-lieu fee) to be eligible for an increased maximum 
building height of one additional story not to exceed eight (8) feet.  The amended 
language clarifies that if a concession is granted, it does not preclude the discretionary 
review process; which, in this case, would be the issuance of a coastal development 
permit.  The final revision included in the proposed amendment modifies Article 27 (Off-
Street Parking) and would facilitate the reduction of required parking (a reduction by half 
a space/unit, on average) for those projects that include the proposed low-cost units either 
on- or off-site.  The specific reductions in parking as proposed are included in Table 1 in 
the following section of this staff report. 
 
 
 
 
 
 



   LCPA-6-OCN-15-0043-5 (Part B) 
Inclusionary Housing 

Page 9 
 
 

B. SPECIFIC FINDINGS FOR REJECTION 
 
The standard of review for LCP implementation plan submittals or amendments is their 
consistency with and ability to carry out the provisions of the certified LUP.   
 
Purpose and Intent of the Ordinance.  The purpose and intent of the ordinance is to 
encourage the production and preservation of affordable housing units in conjunction 
with market-rate housing developments. 
 
Major Provisions of the Ordinance.  The major provisions of the proposed amendment 
would allow for two specific incentives for projects seeking a density increase through 
the Inclusionary Housing provisions.  The first incentive would allow an increase in the 
potential building height for the proposed developments by one (1) story,  not to exceed 
eight (8) feet.  The second incentive would allow for a reduction of parking requirements 
by an average by half a space per unit.  The projects that would be eligible for these 
incentives include proposals located outside the City’s Downtown/Redevelopment Area, 
within the Medium Density Residential Zone (R-3) and the Residential Tourist Zone (R-
T).  Additionally, eligible proposals must include at least 10 dwelling units, and must 
provide the associated low-income unit on- or off-site, and not through the payment of an 
in-lieu fee. 
 
Adequacy of the Ordinance to Implement the Certified LUP Segments. The standard of 
review for LCP implementation plan submittals or amendments is their consistency with 
and ability to carry out the provisions of the certified LUP.  The City’s LUP contains a 
number of policies that address protection of public views, preservation of community 
character, the provision of adequate parking, and the protection of and improvements to 
public access and state, in part: 
 
City of Oceanside LCP Land Use Policies for Visual Resources  

 
VI. Visual Resources and Special Communities 

  
1.  In areas of significant natural aesthetic value, new developments shall be 
subordinate to the natural environment. 
 
3.  All new development shall be designed in a manner which minimizes 
disruption of natural land forms and significant vegetation. 
 
4.  The City shall maintain existing view corridors through public rights-of-way. 
 
  […] 
 
8.  The City shall ensure that all new development is compatible in height, scale, 
color and form with the surrounding neighborhood. 

 
City of Oceanside LCP – Design Standards for Preserving and Creating Views 
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The visual orientation to the Pacific Ocean is a major identity factor for the City 
of Oceanside.  Traditional view corridors should be preserved and reinforced in 
the placement of buildings and landscaping.  Additionally, some views not 
presently recognized deserve consideration in the design and location of further 
coastal improvements. 

 
City of Oceanside LCP Land Use Policies for Coastal Access 
 

I.  Coastal Access 
 

Objective: Adequate access to and along the coast shall be provided and 
maintained 

 
VII. New Development and Public Works 
 

1.  The City shall deny any project which diminishes public access to the 
shoreline, degrades coastal aesthetics, or precludes adequate urban services for 
coastal-dependent, recreation, or visitor serving uses. 

 
While an LCP is not required to have affordable housing provisions (Pub. Resources 
Code, § 30500.1), the Commission encourages housing opportunities for persons of low 
and moderate income (§ 30604, subd. (f)). However, as local governments and statewide 
housing mandates have encouraged the use of Inclusionary Housing measures and other 
regulatory relief to grant incentives for the development of affordable housing, the 
Commission must also ensure that such efforts still protect coastal resources.  
 
As proposed, the amendment would facilitate: 1) an increase in allowable building height 
(one additional story, not to exceed an additional eight (8) feet in height) and 2) a 
decrease in required parking for those projects that meet the Inclusionary Housing 
requirements and that construct the required low-income units on- or offsite, as opposed 
to payment of an in-lieu fee.  No other incentives, concessions or deviations from the 
otherwise certified development standards are proposed, with the exception of density.  
The specific reductions in parking requirements are shown in Table 1 below. 
 

Table 1 - Parking Requirements 
 

# of rooms Currently Required Proposed for Low-
Income units 

Proposed for 
Associated Market-

Rate Units 
Studio 1.5 spaces/unit 0.5 spaces/unit 1 space/unit 

1 bedroom 1.5 spaces/unit 1 space/unit 1 space/unit 
2 bedrooms 2 spaces/unit 1.25 spaces/unit 1.5 spaces/unit 

>2 bedrooms 2 spaces/unit 1.5 spaces/unit 1.5 spaces/unit 
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The modifications proposed through the subject LCP amendment raise a number of LUP 
consistency concerns. Specifically, the Inclusionary Housing provisions would facilitate 
the application of two specific concessions which could result in significant impacts to 
coastal resources and public access.  As detailed above, the City’s LUP contains a 
number of policies that are intended to provide and protect both visual and physical 
access to the beach.  As such, the review of any height or parking deviation must also 
ensure conformance with the applicable LUP policies as well as any relevant IP 
provisions.  This is not to say that the concessions cannot be applied in the Coastal Zone, 
but rather that each request needs to be taken on a case-by-case basis and the potential 
impacts to coastal resources need to be analyzed appropriately.  The majority of 
residentially zoned properties within the Coastal Zone currently have a 35’ tall height 
limit.  If the building height concession was granted, this means that proposed structures 
could be as tall as 42’.  Allowing that increase in building height should not be granted if 
such an increase would result in a significant public view blockage or if the building 
height allowance would facilitate a development that would not be compatible with the 
surrounding community character.  Additionally, access routes near properties located 
within close proximity to the ocean are often highly congested, and the existing on-street 
parking is the primary reservoir for public beach parking in Oceanside, therefore, the 
granting of reduced parking standards in these locations may not be appropriate, as it 
could result in the usurping of public beach parking.   
 
As proposed by the City, the number of projects that may qualify for these deviations is 
limited by a number of qualifiers.  Specifically, the City has identified only proposals 
located within the R-3 and R-T zones (and outside of the City’s 
Downtown/Redevelopment Area), that propose a minimum of 10 units, and will construct 
the low-income units on- or offsite (as opposed to paying in- lieu fees) will qualify for the 
two specific concessions.  Nonetheless, a large portion of the City’s Coastal Zone is 
zoned either R-3 or R-T and while the lots are generally too small to provide for the 
required 10 units, there is still the potential for significant coastal resource impacts.   
 
In addition, the language proposed by the City that facilitates the increase in building 
height also specifies that the increased height does not preclude the discretionary review 
process, through which project approval may be contingent upon certain findings.  
However, no such language was included in the proposed revisions that would facilitate 
the reduction in parking standards.  It is through this companion discretionary review that 
impacts to coastal resources would be properly reviewed and analyzed, and ultimately, 
consistency with the applicable policies of the LUP will be determined.  Thus, language 
needs to be included within both sections that clearly indicates such review is required.  
Therefore, the proposed amendment as submitted cannot be found consistent with and 
adequate to carry out the certified Land Use Plan as proposed. 
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PART V. FINDINGS FOR APPROVAL OF THE CITY OF OCEANSIDE 

IMPLEMENTATION PLAN AMENDMENT, IF MODIFIED 
 
The proposed amendment would include, by reference, Chapter 14.C of the City’s 
Municipal Code which establishes the City’s Inclusionary Housing measures.  And while 
the Commission does not have concerns regarding Inclusionary Housing, or the 
requirements for low-income units, the Commission is concerned that the incentives 
associated with such proposals could result in significant impacts to coastal resources.  
As proposed, the amendment would allow for certain development proposals to be 
granted two incentives including an increase maximum building height of one additional 
story not to exceed eight (8) feet and/or the reduction of on average by half of a parking 
space/unit, without recognizing that such proposals must also be found consistent with 
the City’s LCP.  As discussed in greater detail above, by allowing such concessions 
without adequate review against the applicable policies of the LUP, such concessions 
may result in significant impacts to coastal resources. 
 
Suggested Modification No. 1 which would require that any increase in height limits 
granted for inclusionary housing proposals shall be consistent with all visual resource 
policies, including but not limited to, public view, community character, and bulk/scale 
policies, of the LCP.  Staff is further recommending the inclusion of Suggested 
Modification No. 2 which will further require that any decrease in parking granted for 
inclusionary housing proposals shall be consistent with all public access policies, 
including but not limited to, public access and recreation, visitor serving facilities, and 
beach parking policies of the LCP.  By requiring consistency with the LCP, the potential 
impacts to coastal resources will be analyzed, and while projects may be eligible for such 
concessions, the City will only grant them if it can be determined that such concessions 
will still be considered to be consistent with the applicable LCP policies.  Suggested 
Modification No. 2 further requires that any incentive granted to allow a reduction in 
parking standards would still need to participate in the discretionary review process.   
This review would evaluate project approval contingent upon current public beach 
parking reserves, current off-street parking usage, and other considerations that may have 
the effect of requiring additional parking onsite.   
 
To conclude, the certified LUP requires that coastal resources such as public access and 
public views be protected.  For the reasons described above, only if modified as 
suggested can the proposed Implementation Plan amendment be found to be consistent 
with and adequate to carry out the City’s certified LUP.  
 
 
PART VI. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL 

QUALITY ACT (CEQA) 
 
Section 21080.9 of the California Environmental Quality Act (CEQA) exempts local 
government from the requirement of preparing an environmental impact report (EIR) in 
connection with its local coastal program.  The Commission's LCP review and approval 
program has been found by the Resources Agency to be functionally equivalent to the 
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EIR process.  Thus, under CEQA Section 21080.5, the Commission is relieved of the 
responsibility to prepare an EIR for each LCP.  The City concluded that there was no 
possibility that the activity would have a significant effect on the environment and 
therefore determined that the LCP amendment was not subject to CEQA.  (Cal. Code of 
Regs, tit. 14, Guideline § 15061 (b)(3)..) 
 
Nevertheless, the Commission is required in an LCP submittal or, as in this case, an LCP 
amendment submittal, to find that the LCP, or LCP, as amended, does conform with 
CEQA provisions.  The Commission finds that approval of the proposed ordinance 
amendment, as submitted, would result in significant impacts under the meaning of the 
California Environmental Quality Act.  However, with the inclusion of the suggested 
modifications, implementation of the revised ordinance would not result in significant 
impacts to the environment within the meaning of the California Environmental Quality 
Act.  Therefore, the Commission finds that approval of the LCP amendment will not 
result in any significant adverse environmental impacts. 
 
 
(G:\San Diego\Digital LCP Files\Oceanside\LCP-6-OCN-15-0043-5 Inclusionary Housing, Reasonable Accommodations, Emergency 
Shelters\Inclusionary Housing\staff report.docx) 
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