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1.0 INTRODUCTION

1.1 Purpose and Scope

This document 1s intended to serve the dual purpose of providing
both an updated Oceanside Small Crafts Harbor Precise Plan and a
"focused" Environmental Impact Report in a combined format. The
plan has been subdivided into two volumes. Volume I contains the
project summary and detailed descriptions of the Short- and Long-
Range Plans for the Harbor.. Volume II contains various technical
and procedural elements which were used both in developing and
evaluating the plan. '

The Precise Plan was developed under the guidance of a broad-based
Citizen's Committee, the Coastal Projects Committee, and was adopted
in concept in August 1977, by both the City of Oceanside and the
Oceanside Small Crafts Harbor District.

Upon preparation of the draft EIR, the Precise Plan was submitted

to the Regional and State Coastal Commission for "preliminary re-
view" under the Local Coastal Program regulations. The Coastal
Commission approved the Precise Plan in concept, with several modi-
fications, on.February 20, 1979. Following the Coastal Commission
hearing, the Oceanside Harbor District Board of Directors held three
public hearings to discuss the major policy issues raised in the .
Precise Plan. The Board then directed staff to prepare a final

. draft of the Precise Plan/EIR--taking into account the comments

from the public, Coastal Commission and Harbor District---for Board
approval and eventual inclusion in Oceanslde's Local Coastal Program.

This doeument, therefore, represents the synthesis of comments from

. numerous citizens, agencies, and decision-making bodies. Over

thirty public hearings and meetings were held during the course of
plan preparation and approximately 125 copies of the Precise Plan/EIR
were disseminated for public review. While there were several sig-
nificant changes to the plan, the basic intent remained the same:

To optimally protect and enhance primarily boating and
water-dependent activities, and seconddarily other public-
-~ .ariented recreation uses in the Harbor.

Geographically, the Precise Plan focuses on the land and water
areas governed by the Oceanside Small Crafts Harbor District. This
area. is subject to the detailed recommendations contalned in the
Short- and Long-Range plans for the Harbor. The relationship of
the Harbor to the surrounding "Study Area" to the northeast and
southeast has also been included to the extent that the impacts are
applicable and definable. This Study Area is included for informa-
tional purposes only and is not intended to precede plans for the
San Luis Rey River and surrounding Redevelopment Areas.

The location and scope of the Precise Plan are covered in greater
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detaii in Section 3.0.

l.2 Correlation of Harbor Precise Plan, Oceanside
Generzl Plan and Callfornia Coastal Act

The Harbor Precise Plan/EIR is intended to function both as an im-
plementing mechanism of the Oceanside General Plan and as a certi-
fiable component of the City's Local Coastal Program.

The Land Use Element of the General Plan designates the land and
water area governed by the Harbor District as "Harbor" and re-
quires that a specific plan be prepared to implement that designa-
tion. :

"Specific Plans" are defined in State Planning Law as:

"All detailed regulations, conditions, programs....
necessary or convenient for the systematic imple-
mentation of all elements of the General Plan....,
including but not limited to....:

"(a) The location of housing, business, in-

dustry, open space,....recreation facili-
ties,....public buildings and grounds,....to-
gether with regulations establishing height,
tulk ‘and~setvack limits for such bulldings and
facilities...."

"(b) The location and extent of existing or
proposed streets...."

"(c) Standards for population density and
building density...." -

"(d) Standards for the conservation, develop-
ment, and utilization of natural resources...."

The Precise Plan and its Design Guidelines are intended to meet the
Specific Plan requirement imposed by the Land Use Element of the
General Plan. Since the term "Harbor Precise Plan", which origi-
nated with the inception of the plan, has been widely identified
and used over the last three years, it seems imprudent to re-title
the plan as the "Harbor Specific Plan" at this time. However,
since there is not a legal provision for a "Precise Plan" in .
elther the City's regulations or State Planning Law, the Precise
Plan should be recognized officially (if not in name) as a Specilfic
Plan.

The Precise Plan has also been prepared to meet all requirements

of the Local Coastal Program regulations established by the Cali-
‘fornia Coastal Commission. A detailed comparison of the Precise

Plan to Coastal Act policies is provided in Section 3.6.
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1.3 Correlation of Precise Plan and EIR Elements

One of the key requirements of a combined EIR and planning document
such as this is the need to provide easy reference to specific
_discussions. The list below corresponds chapter headings to the
EIR components required under the California Environmental Quality

Act (CEQA):
VOLUME T

Chapter - Title

1 EIR Introduction - Precise Plan Scope, Correlation of .
Precise Plan and EIR Elements '

2 EIR Summary - Precise Plan Summary

3 EIR Project Description - Preciée Plan (Short and Long-

"Range) As Adopted in Concept by City and Harbor District,
‘Coastal Act Compliance Section '

. ‘ ‘ - R T

VOLUME TII

Chapter Title

. EIR Environmental Setting - Precise Plar: Existing
Conditions

5 EIR Environmental Impacts - Precise Plan Implementationf

6 EIR Growth-Inducing Impacts - Precise Plan Study Area
Effects ‘ :

7 EIR Unavoidable Adverse Environmental Impacts (EIR Only)

8 EIR Mitigation Measures - Precilse Plan Implementation,
Supplemental Actions

9 EIR Alternatives - Precise Plan Alternatives

10 EIR Short Term Uses/Long Term Productivity (EIR Only)

11 EIR Irreversible Environmental Changes (EIR Only)

12 EIR Appendices

This EIR represents a "focused" EIR as defilned by the CEQA Guidelines
and thus deals with only those lmpacts deemed to be.significant,
which might result from the implementation of the Harbor Area Precise
Plan. While a broad range of subjects are described in the Environ-
mental Setting portion of this document, only those impacts which are
potentially significant are discussed in the "Impacts" section. In
accordance with CEQA, a 1list of "Effects Found Not to be Significant"
can be found in Section 5.2. o i
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Additionally, since this document covers a number of currently

planned and projected actions by both public agencies and. private
entities within the Oceanside Small Crafts Harbor area, it has been (
developed as a "Master EIR". Thus, it addresses the impacts of these ™
- individual actions within the overall context of the implementation
of the Precise Plan, to the extent that they have been defined and
projected at this time. This reduces the need for future individual
EIR's except in instances where a project creates unforeseen or
cumulatively significant new impacts. It is also consistent with
City and Coastal Commission policy that planning and environmental

issues be addressed in a comprehensive rather than fragmented -
fashion.

™
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2.0 Precise -P¥an/EIR Summary

The Precise Plan for the Oceanside Harbor covers two recommended
phases of implementation - a Short-Range Plan (present to 1985)
and a Long-Range Plan (post-1985). It has been coordinated with
the guidelines and policies of the Coastal Commission and the
1976 Coastal Act; the requirements of the State Department of
Navigation and Ocean Development; the City's Local Coastal Pro-
gram; and the City's General and Redevelopment Plans.

2.1 Short-Range Plan

The major features of the Short-Range Plan are illustrated in

the accompanying plan drawing (Figure 2-1) and are summarized
below. Essentially, the Short-Range Plan represents actions

and physical improvements which are necessary and feasible in
upgrading both the appearance and utility of the Harbor and
enabling it to expand its activities within its current confines
to meet increased user demand levels and growth potential. Also,
many of these improvements or actions lay the foundation for
actions and improvements proposed in the Long-Range Plan.

The major components of the Short-Range Plan are:

- Improvements to both Harbor Drive North and South
as well az Pacific Street to accommodate existing
and future traffic, including widening improved
intersections, new signing, and other flow and
capacity improvements. -

- Creation of additional parking facilities in critil-
cal parking areas including the Beach/Peninsula
area, along Harbor Drive North, and improvements to
existing parking lots.

- Creation of new lease parcels for restaurant,
specialty commercial, yacht sales, and related uses
throughout the Harbor.

- Improvements and additions to.the public use facili-
ties in the Harbor, including a new fishing/observa-
tion dock, additional pichic facilities, expanded
launch ramp parking and improved launch facilities,
pedestrian areas, and open/green space.

- Implementation of master site development, building,
landscaping, and sign guidelines covering both exist-
ing and new structures in the Harbor, resulting in a
more unified and pleasing visual appearance and better
function.
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- Enhanced public amenities including additional
picnic and open.space areas, landscaping, pedes- )
trian improvements, lighting and signs. . - (

- Additional expansion and remodelling of berthing
facilities to achieve the maximum potential capacity
available within the Harbor, made possible through
the elimination of the surge problem by the U. S.
Army Corps of Engineers.

2.2 Long-Range Plan

The Long-Range Plan is essentially an extension of many of the

basic features begun in the Short-Range Plan, and is illustrated

in Figure 2-2. The accompanying aerial perspective sketch

(Figure 2-3) suggests the appearance of the Harbor with the majority
. of the Short- and Long-Range Plan improvements in place. (It is
useful to compare this sketch with the same view of the Harbor shown
in the 1978 aerial photo of Figure 3-1).

The major co@ponentS'of the Long-Range Plan are:

- Additional improvements to the circulation system
to accommodate increased traffic from new uses and
expanding existing uses, including a new railroad
undarpass. :

-~  Additional parking improvements throughout the ' (”
Harbor, particularly in high use areas. :

- Development of new and expanded existing uses on
the newly-created development parcels leased during
the Short-Range Plan.

- Major development on New Parcel Number 1 linking to
~adjacent areas and the Harbor.

- Further improvement of the Harbor's appearance
through continued implementation of the design guide-
lines for existing and new site and building con-
struction. .

- Improvements to the San Luis Rey River Jetty provid-
ing increased flood protection, along with other
facllities such as pedestrian paths, etec.

The accompanying perspective sketches illustrate the intended char-
acter of a number of the major features of the Short- and Long-Range
Plans. (These are illustrative only, and are not intended as pre-
cise design drawings for specific improvements.)

Figure 2-4 illustrates the possible new development which might e

occur along Harbor Drive South, along with the improved San Luils Rey< !
River jetty and the new street connection under the railroad embank-
ment. . .
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Figure 2-5 shows the possible character of the proposed yacht
sales complex on the new development parcel on Harbor Drive
North. The Jolly Roger restaurant is seen in thé background.
New landscaping and signs are also shown.

Figure 2-6 portrays the recommended improvements to the land-~
scaped "edge" around the Harbor periphery, showing new "furni-
ture", lighting, landscaping and other features. In the back-
ground is the new fishing piler and adjacent picnic area.

Figure 2-7 shows the beach area with a new bike path, picnic
shelters, pedestrian paths and the parking screened behind a
landscaped berm.

Figure 2-8 is a "poaters-eye-view" from the point just inside
the Harbor entry to the South Basin, showing the new fishing
"pler, new docks, new transient check-in, Coast Guard and Harbor
Patrol facilities, and new development in the South Basin.

2.3 Environmental Impact Report

£

The major environmental impacts related to the Precise Plan can

be categorized into two major groups - those associated with
construction activities within the Harbor Area and those associated
with the operational characteristics of new uses or increased levels
of activity of existing uses. '

Only those impacts deemed to be significant, and thus requiring
mitigation measures, have been addressed in the EIR. Construc-
tion-related impacts are expected to occur in both Short- and
Long-Range Plan periods, while operational impacts will occur
primarily during the Long-Range Plan.

Construction-related impacts and their mitigation measures are
expected to include:

- Some disruption of traffic circulation and utility
.. services during the construction of improvements
and as a result of construction-related traffic.
These impacts will be temporary and can be mitigated
by proper coordination of excavations, scheduling
work during off-peak and off-season hours, and pro-
viding alternate traffic routes where possible.

-  Construction within existing leaseholds, new lease~
holds and public use areas will create some disrup-
tion to their immediate surroundings. These impacts
are temporary and can be mitigated by proper phasing
and design of interim access in advance of actual
construction.
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- Dust, noise, and construction debris will result in
some temporary inconvenience and discomfort within
the -Harbor. Mitigation of these impacts can be ac-
'complished through proper timing for use of noisy
equipment, and the proper storage and frequent re-
moval of construction debris.

- Construction-related parking, stockpiling areas, and
other land-consuming activities would be restricted
to vacant or underutilized areas within the Harbor
to mitigate impacts on existing parking areas, lease-
hold ‘uses, and public uses.

- All landside construction site run-off and windblown
debris, as well as in-water activities which might
affect water quality in the Harbor, would beé care-
fully monitored to insure minimal impacts. Mitiga-
tion measures would include sediment and toxic run-
off traps, temporary debris fences, and floating
booms or other means to limit the extent of water
turbidity.

Operational impacts of both Short-Range and Long-Range Plans and
thelr related mitigation measures are expected to include:

- Increased traffic and alteration of traffic pat-
terns as new facilities are constructed which will
both attract and serve increased traffic, with new
signs, road widenings, and additional parking as

. mitigation measures. Additional mitigation would be
provided by tram service during peak periods, im-
proved pedestrian and bicycle facilities, extensive
signing and other measures .clarifying access. Non-
auto means of circulation will be encouraged.

- Replacement of some existing parking spaces by other
land uses, along with restrictions on the use of
some parking areas by gates, payment, or time limits.
Mitigation consists of additional parking spaces, and
extensive signage designating use.

- More intensive use of the ‘Harbor Area by the general
public, including visitors not utilizing the boating
facilities (picnicking, fishing, beach, etec.) will
result in higher demand for public facilities. Mitil-
gation consists of providing sufficient additional

- facilities (beyond boater needs) to meet these de-
mands, as well as regulating use hours.

2-4
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- Some,reduction of the amount of open-water area with-
in the existing Harbor will result from the expansion
of berthing facilities. Mitigation could include the
limiting of the use of moorings to transient boats,
securing of permission from USMC for use of restricted
water area behind breakwater for protected water small
boat sailing when military operations are not in process.

- Greater recreational boating use will increase water
area congestion, with mitigation efforts focusing on
any necessary water traffic control, scheduling,
policing, or other activities necessary to alleviate
congestion. .

- The additional activity associated with the proposed
expansion of the Harbor will create impacts on the
circulation systems, utilities and-general environment
of the Harbor. The primary mitigation measures are
anticipatory, and have been considered in both the
Precise Plan and Expansion Feasibility Report through
the, coordination of sizing of streets and utilities
in both plans, and use of Precise Plan criteria and
guidelines in the preliminary expansion plans.

2.4 Harbor.Expansion

The Harbor District is currently pursuing plans for expansion of

the Harbor by creating a third bertning basin within the "USMC Turn-
ing Basin", located off the shoreline between Parcel "J" (Villa
Marina) and the Del Mar Boat Basin entry. Negotiations are under-
way with the Marine Corps and the State Lands Commission for lease
of the land and water areas necessary for this expansion.

Because the expansion plans are still in the initial stages, the
Harbor Expansion was not included in any detall in the Precise Plan.
However, although the Precise Plan is not dependent on any eventual
expansion, it has been designed to be compatible with the expansion
should it occur. Consideration has been given in the Precise Plan
evaluating roadways, utilities and other infrastructure requirements
in relation to the needs of the expanded Harbor (to the extent that
impacts on those systems can be determined at this time.)

The City contracted in June 1978, with a consultant to prepare a
preliminary feasibility report on the Harbor Expansion. The results
of .that report were used as the basis for the preliminary impact
analysis contained in the Precise Plan. The report analyzed various
types of basin configurations, berthing facilities and protective
works within this area, along with alternative land areas for sup-
portive uses. Two basic constraints on this analysis were that the
minimum essential land area necessary should be utilized and that

- no concessionnaire or lease parcels be permitted in the expansion
area.

-

1Preliminary Feasibility Report,'Expansion of Oceanside Harbor
.Into the Marine Corps Turning Basin, July 1978, Moffatt'apd
Nichol Engineers.
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The recommended concept involves the construction of an inner break-
water protecting a water area containing 600 berths and 70 moorings.(“
Dry storage, parking, service buildings, and a six lane launch ramp
are also proposed. This plan would utilize about 21 acres of land
and would cost an estimated 8.3 million dollars to construct.

2.5 Ccastal Act Compliance

The Precise Plan was initiated in response to a Coastal Commission
permit requirement placed on the Chart House Restaurant in 1976.
As a 'result, consistency of the Precise Plan with the Codstal Com-
mission's requirements was a major objective at the outset of the
project.

The California Coastal Act was passed after the Precise Plan was
already in progress. Because of this, adjustments have been made

to the plan in response to changes in both the policies and procedures
of the Coastal Commission.

Coastal Commission staff took an active part in both the preparation
and review of the Precise Plan. Both the State and Regional Coastal
Commissions conducted a "preliminary review" of the draft Precise
Plan/EIR in early 1979. The Commission approved the plan in - concept,
with several modifications. Those recommended modifications have

been included in this document and include the following special
provisions:

- The first priority for limited land and water areas
in the Harbor has been given to boating and other
Harbor-dependent uses (Coastal Act Sections 30255
30220, 30224).

- In granting new leaseholds within the Harbor, the
Harbor District will, wherever feasible, give pref-
erence to those uses serving low and moderate 1n—
come. (Coastal Act Section 30213)

- The Harbor District will undertake a number of actions
to consolidate commercial fishing vessels, improve
loading and unloading facilities, and encourage the
development of fishing support services (Coastal Act
Section 30234).

- The Harbor District will implement a public facilities
phasing program for the Harbor to ensure that no de-
velopment occur in advance of adequate facilities

(Coastal Act Sections 30250(a), 30252, and 30254).
- New beach parking to serve the public will be
created east of North Pacifilc Street extended (Coastal
Act Section 30252) ,(

- The existing public accessway around the Harbor
perimeter will be enhanced (Coastal Act Section 30210).
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3.0 Description of Project (Precise Plan, Oceanside Small
Craft Harbor)

3.1 Project Location

The Oceanside Small Craft Harbor (OSCH) is located within the
City limits of Oceanside in the northwestern portion of

San Diego County. The OSCH is bounded on the south by the
San Luis Rey River and on the north by the Camp Pendleton
Marine Base. The Small Craft Harbor District comprises a 100-
acre site - 70 acres are water and 30 acres are land. (See
Figure 3-1)

The OSCH functions as both a regional recreational boating
center, primarily serving the residents of four Southern
California counties (San Diego, Orange, Riverside and San
Bernardino), as well as an important transient boat stopover
point and harbor of refuge located ideally midway between San
Diego and Newport Beach. The presence of a Coast Guard cutter
and the Oceanside Harbor Patrol also mean that the Harbor serves
as a major patrol, search and rescue base for a large area of
Southern California offshore waters.

"3.2 -Project Objectives

The City of Oceanside described three primary objectives to
be met for the development of a Precise  Plan for the Harbor.-
The City's objectives were to:

o Develop standards and plans for the Harbor Area
which would provide a basis for local planning
and leasing decisions, and facilitate the Coastal
Commission's permit review process.

o) Produce a document that could become part of
the City's Local Coastal Program, which, when
completed, would be certified by the State for
the local control of coastal development.

o Coordinate Harbor development with the planning
and programming of improvements for adjacent
properties within the recently established
Downtown Redevelopment Project Area which abuts
the Harbor District and which is partially inclu-

~ded in the Study Area of this plan.




Additionally, there were components which the City and Coastal
Commission staff felt should be contained within the Precise
Plan to meet these objectives, including:

1.

Precise description of the specific types of uses
that the Harbor Area could accommodate on all
existing or potential leaseable sites on a site=-
by-site basis. Existing uses should be analyzed

in terms of long-range acceptability and potential,
compliance with priorities set forth in the Ccastal
Act, benefit to all segments of Oceanside population,
tourist attraction, and economic benefit to the
Harbor District.

A general description of the existing and poten-
tial uses of the Study Area in terms of density
and intensity of development.

&

A general review of the types and intensity of
uses that could be accommodated within the pro-
posed Harbor expansion currently under study by
the Army Corps of Engineers.
A detailed analysis of the cumulative impact of
existing and proposed development in the project’
and study areas on the existing vehicular, bicycle
and pedestrian circulation systems. This includes
recommendations for adequate road sizes and parking
capacities to satisfy the needs of existing and
future development while assuring public access to
the beach and Harbor for recreational purposes.

A proposal for insuring adequate parking, walk-
ways, and other public facilities to accommodate
beach-goers from inside and outside the City of
Oceanside.

A specific program for phasing the construction
of public improvements commensurate with private
development in the Project Area.

Comprehensive design criteria for all private
and public development and improvements within
the Project Area.

A comparative analysis of the Precise Plan with

all pertinent sections of the Coastal Act of
California. :
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To most effectively meet the aforementioned objectives a
Short-Range Precise Plan and a Long-Range Precise Plan were
developed.

The recommended Short-Range Plan is suggested for implemen-
tation during approximately the period of mid-1979 through

the early 1680's. This plan focuses upon immediate actions
which should be accomplished (subject to availability of

funds) by the Harbor District and the City in order to meet

the most immediate needs, and to capitalize upon current Oppor-
tunities, as well as lay important groundwork for the Long-
Range Plan.

The recommended Long-Range Plan is suggested for implemen-

tation in the post-1985 period, with eventual "buildout"

of all public and private improvements assumed to occur by the end
of the century. To a large extent, the timing of both public and
private improvements in the long-term will be a function of
available funding (public sector) and market demand (private
secter), ana cannot be pirecisely precicted. However, inter-
dependent and sequential activities which must occur in an
organized fashion can be identified, and have been noted in

these plans.

Both of these plans were also developed to respond to a
series of assumptions and criteria which were developed by
the City of Oceanside:

1. The Oceanside Small Craft Harbor is primarily
a recreation facility for the purpose of boat-
ing-oriented and park-oriented passive and active
recreation.

2. The scale and intensity of development in the
Harbor should be compatible to existing struc-
tures (e.g., Villa Marina, Chart House, Cape
Cod Village).

3. The design theme should be unified through sign
controls, landscape and building material, and
improved directional graphics.

4. Given the physical limitations of the site, the
most efficient circulation plan should be developed.
This would include street and parking -improvements
where feasible, and also encouragement of bicycle
and pedestrian access and tram service to various
activity centers. :
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9.

Commercial development should be encouraged in
areas that will least impact the boating and
recreation activities.

To the extent possible, short-range public facility
improvements should be built to accommodate both
existing and future needs, in order to offset
future inflation of costs and to increase current
revenue "streams".

Recommendations in the Precise Plan should be compatible
in design, use, intensity and timing with the Harbor
Expansion plans developed to date, but should not be
constrained by them. The Precise Plan must allow the
Harbor to function physically and economically without
the Expansion, yet should be capable of benefitting
from and complementing the Expansion should it occur.

£

No c¢critical or essential elements of the Short- and
Long-Range plans should be tied to assumed or required
actions by "third parties" (USMC, Corps of Engineers,
P.U.C., etc.) in order to be implemented.

A balance must be maintained between the necessary
functional and economic considerations involved in
enabling the Harbor to continue to operate and
provide facilities and services which are both
necessary and attractive at costs which are "reason-
able" (to both consumer and defrayment of operating
costs). This approach will, by definition and
necessity, result in a changing use/activity mix
from that of the initial 15 years of operation of
the Harbor, (as it has in all other public marinas/
small craft harbors in California).

3-4
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3.3 Short-Range Plan

Uses and activities for the Short-Range Plan are-indicated on
Figure 3-2 . These designations are grouped into the following

.categories:

-Lease parcels (areas leased from the Harbor District
by private entities);

-Service buildings (Harbor District buildings contgining
public restrooms, showers, lockers and some leased areas);

-Streets and parking lots;
-Water uses and activities; and,

-Other uses and activities (for all remaining uses which
don't fall in the above categories).

The Short-Range uses and activities are expected to remain the

same as current conditions, except where noted in the following
discussion.® However, during the Short-Range Plan all lease pro-
visions, landscape and design standards would be more stringently
enforced. These provisions are discussed in detail in the individual
lease documents and proposed Harbor Design Guidelines.

The narrative portidns of the Shert-Range Plan are contained in the
following sections, with lease parceil, service building and parking -
designations keyed to the accompanying map.

"3,3.1 Existing Lease Parcels

Parcel A: Oceanside Marina Towers

The 67-unit, Oceanside Marina Towers condominium complex currently
occupying Parcel "A" would remain as the principal use of the par-
cel during the duration of both the Short-Range and Long-Range
Plans. However, the Harbor District or City should indicate their
desire for consideration, by the lessee, of multi-use building/park-~
ing garage possibilities and suggest that the lessee determine the
potential for, and substantiate, any intended approach for realiz-
ing any alternative or additional future uses of the structure in-
cluding: . residential, prestige office, resort residential (seasonal),
and recreation uses on the garage roof. Additionally, the VEF-FM
and other communication antennas required by the Harbor Patrol and
Coast Guard should be installed, as per lease, on the roof of the
tower, along with other aids to navigation (1ights) deemed necessary
to locate the Harbor.
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Parcel B-C: Chart House Restaurant

The recently opened Chart House Restaurant represents a "given"
land use/activity for Lease Parcels "B" and "C" for both.tpe.
Short and Long-Range Plans. Circulation and parking activities
. on this limited-parking site would be carefully mqnltored for
possible peak period congestion, overflows or design problems,
in order to institute necessary mitigation measures.

Parcel D: Cape Cod Village

Uses on Parcel "D" are a mixture of marine-oriented, specialty
and tourist-oriented retail commercial stores and restaurants.
During the Short-Range Plan the Harbor District may seek rer}egotzi.atlon of
the terms of the current lease (in advance of the expiration

date) on both the base rate and percentage of gross, as well as
request physical improvements to the existing development. 1In
return, the Harbor District may provide conversion of the parking
lot between Parcel "D" and Harbor Drive South to a pedestrian-
oriented outdoor dining and seating area providing necessary
service access, along with improvements to trash storage, etc.
(Precise renegotiation rates would be determined by a specific
leasing program study and legal analysis and would be undertaken
for all critical parcels.) At a minimum, the District would pro-
ceed with a stringent enforcement of lease provisions ccncerning
building and ground conditions/appearance, signs, etc., in order
to6 insure conformance to the Design Guidelines of the Precise
Plan. :

Parcel E: Marina del Mar

The current 78-unit condominium-tourist complex 1s considered a
planning "given" for both the Short- and Long-Range Plans. En-
forcement of parking regulations on residents and visitors, along
with improved entrances and a new public pedestrian walk developed
along the bulkhead line, would be the recommended actions during
the Short-Range Plan.

Parcel F: Current Vacant Parcel

At the time of preparation of this EIR, the Harbor District had
terminated the lease for Parcel F as being in .default in the
absence of any active, current good faith effort to develop the
leasehold. (A project application was submitted to the Coastal
Commission, but was withdrawn prior to hearing.) Pending the
outcome of any possible legal actions, the parcel could be made
avallable for such interim use as beach parking. Ultimately, the
parcel should be made available for a new lease which is compati-
ble with the Harbor Master Lease and Coastal Act criteria.

- Parcel H: Fuel Dock CT

The existihg fuel dock use 1s essential to the.future operatlional
needs of the Harbor and is considered a planning "given", with
minor physical/aesthetic improvements. .

-5 .
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Parcel J: Villa Marina

The 59-unit Villa Marina apartment/boatel, while in partial vari-
ance with current coastal priorities, represents a use with a life-
time of sufficient length to be considered a planning "given" for
the duration of the Short-Range Plan, enforcement of stringent
parking regulations on both residents and visitors would be re-
quired, with possible supplementing of parking.

Parcel K: Jolly Roger Restaurant

The existing Jolly Roger Restaurant and related.parking would
not change during the Short-Range Plan. Continuing review of
circulation and parking activities should be conducted in order
to evaluate possible peak period congestion, overflows or de-
sign problems. Any proposed expansion of restaurant uses within
this parcel would have to meet parking, site coverage, and land
use/activity requirements outlined in the. Design Guidelines and
Precise Plan.

Parcel L: -Service Yard/Oceanside Marine Center

The existing service area would remain in this use. However,
all operational characteristics would be periodically reviewed
to determine if functional changes in site plan would be desir-
akle. .In cddition, shc Design Guidelines ‘would be stringently
enforced on the hardware store and related signs and display
areas. '

Service Bulldings

There are eight service buildings located within the Harbor
"District which are administered and maintained by the Harbor
District. These buildings provide public restrooms, storage
lockers and shower facilities services to slip renters, lessees,
and under certain conditions to the general public. 1In addition,
portions of five of the service buildings (SB2, SB5, SB6, SBS,
SB9) have been leased to private enterprise by the Harbor District.
Public and private uses within the eight service buildings would
remain essentially the same during the Short-Range Plan. However,
the Short-Range Plan would result in a more uniform architectural
appearance throughout the Harbor through remodelling, sign con-
trols and other design/landscape measures contained in the Design
Guidelines. These actions, as they relate to each service build-
ing are:

SB1, SBY4, SB7 - Restroom/Locker Facilities:

Use to remain the same wiﬁh remodelling in accordance with the
,Design Guidelines.

SB2 - Harbor Surf Gallery:

Retail lease area to remain the same with remodelling, sign, énd
display controls according to the Design Guidelines. ‘
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SB5 - Oceanside Yacht Club:

Public service use areas would be remodelled in.accordance with
the Guidelines. The Yacht Club would be encouraged to pursue

a remodelling program for both the structure and site, intended
to expand recreational benefits to a broader range of users in
keeping with Coastal Act objectives.

SB6 - Yearly Sailboat Sales, SB 8 - Oceanside Saillboats,
SBY - Baker Yacht Sales:

Existing lease area retail sales activities would remain with
remodelling, per the Design Guidelines accompanied by stringent
enforcement of sign and display controls. Where desirable

and possible, expansion or reogranization of boat sales display
areas into parking lots would be accomplished subject to solu-
tion of any parking or pedestrian access requirements.

3.3.2 New Parcels

One of the major land use and economic constraints affecting
the Harbor has been the limited flexibility in changing, ex-
panding, or adding to the existing lease parcels designated

in the original Harbor Development Plan (with the exception of
Parcel "F" which is a special case). '

" This fact, coupléd with the large amount of land area devoted
exclusively to parking, and expressions of interest by both
Prospective and existing lessees and developers concerning ex-
pans;on and new development potentials, resulted in the consid-
-eration of an expansion of the existing parcel inventory in

the plans.

‘New Parcel #U

This parcel consists of an existing parking lot (54,000 square
feet), and an existing Service Building (#9), .and would be
offered for possible development with a restaurant use. Such a
development would either retain and architecturally/functionally
integrate the service building with the new structure, or remove
i1t, and incorporate the restroom functions into a separate
access portion of the restaurant structure. Air rights
construction, and expansion of an outdoor dining area on a

deck over the water would be encouraged to provide parking

area and visual interest. The size of the restaurant (seats

& bar) would be based upon the Design Guideline recommendations
concerning available parking (not including reserved slip
spaces), site coverage, and other factors. Integration of
pedestrian connections, view orientation, and height limitation
would be similar to those inherent in the Chart House design.

It may be feasible and desirable in the future to reverse this
proposed use with the yacht Zales complex proposed for New

Parcel #3 (see following discussion). The Parcel #U location
would give greater visibility to the Yacht Sales complex at a more
centralized location. The reversal of these uses would also appear
to be more favorable from a parking standpoint.
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New Parcel #3

This parcel consists of the existing 88,200 square foot Parking
Lot #3, and Service Building 46. The provisions of Parcel #lU
concerning retention or elimination of the service build-

1ng would also apply in this case. The intended use would be

a yacht sales/brokerage/office complex, grouping all of these
functions into a multiple structure "ecluster" with outdoor dis-
play areas. Additionally, display slips at an existing dock
would be made available on a straight slip rental basis, as a
sales/charter boat dock related to these uses, with current

slip renters being relocated throughout the Harbor in new and
existing docks on an "as available" basis. (No changes would
occur until relocation spaces were available.) This concentra-
tion of similar uses would also enable special events such as
boat shows (in and out of water) to take place, expanding into
the parking lot (with remote parking/tram use) and into water
areas, using rafting technigques. Again, air rights, and over-
water decks would be encouraged to enable continued use of

the site for parking, etc., as well as retain at-grade eye level
views through to the water, and enable the necessary elevated
views/access to boats displayed on cradles or trailers. The
amount of sduare footage of these uses, as well as other use
areas would be dependent upon the availability of parking. As
with all other new parcels, parking spaces for slips woculd be
reserved for these slip renters, apart from general parking -
use. An alternative use for this area 1s a new restaurant,
which has been- discussed under "MNew Parcel #4". This alvernacive
would be feasible only after all harbor-dependent uses have been
provided for, and if all parking and design standards can be met.

New Parcel #1l

This parcel consists of existing Parking Lot #1, totalling
some 191,200 square feet, and could be considered for possible
sub-parcelization into smaller parcels, based upon the divi-
sions into short and long-term parking suggested in the Short-
Range Plan, or some similar logical division. (If a single
developer or a joint venture indicates that development as a
single parcel is possible, and a suitable plan 1s submitted,
sub-parcelization can be eliminated.)

Because of its location separated from the Harbor proper by
the railroad embankment, and the need to provide large amounts
of remote and long-term parking at this site, .as well as the
relationship to potential and existing development on slopes
and higher elevations to the north, this development can con-
sist of a multiple level air rights complex of parking, pedes-
trian areas, retail commercial, restaurant and specialty com-
mercial uses, as well as open space.
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A major objective of this development would be the provision

of pedestrian access linkage between the uses in the area to

the north, the Harbor, beach, and to-be-developed river recrea-
tion areas and uses. The pedestrian linkage system and activity
centers to be linked are outlined in the Precise Plan Design
Guidelines. These could include linkages both over and under
the railroad embankment and railroad bridge as feasibility would
~dictate.

The permitted amount of space for the various uses would be
based upon an overall assessment of parking which could be
provided for these uses, as well as for the remote parking
function, as described in detail in the Design Guidelines,

and as suggested in any development proposals for this parcel.
Any future development of this parcel shall provide parking
spaces necessary for the sports fishing facilities located
within the harbor. 1In addition,; the development should be
compatibly scaled with surrounding structures and allow a
buffer adjacent to the San Luis Rey River. o

3.3.3 Optional New Parcels

Several additional opportunities for parcels merit further dis-
cussions and analysis by the Harbor District in structuring a
short-range leasing plan to meet long-range land and water use
and revenus objectives. . Among.thesc.would be: . .- '

0 An expanded Oceanside Yacht Club lease
o Expanded scope of the sportfishing lease area

"0 Possible leasing of the launch function, including
improvements to be provided by the lessee

o If Harbor Department offices move, possible re-use
of the current Parcel "M" on which the existing
bullding is located.

Further examination of the revenue benefit tradeoffs from

lease agreements on these activities (versus District Operation)
needs to be accomplished, along with an analysis of feasibility
under current Department of Interior regulations.

Oceanside Yacht Club

The Oceanside Yacht Club has expressed a desire to expand
its facilities and activities to encompass a broader range
of boating functions and wider public participation. The
conversion of Parking Lot #2 to a lease parcel encompassing
an expanded lease for the Oceanside Yacht Club should be con-
' sidered, and discussed with the Yacht Club, with due regard to the
need to resolve the existing parking problems. :
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Based upon the club's intentions/desires as expgesse@ during
the planning process, this expanded lease function might

;nclude:

o} Card key controlled parking lot access, with both
club members and slip renters having keys (gate in
use on weekend special events only - open rest of
time, controlled from club via speaker system for
guest opening).

o A portion of the parking lot devoted to the storage
of dinghies, board boats, and small trailerable
boats, with access to docks and launching facilities.

o Alternatively, or in addition, the provision of
additional docks at the head of each slip access
channel for dinghy storage, launching and rigging.

o Possible installation of a small to medium capacity
(1-3 ton) swing arm hoist for use in launching dry
stored and trailered-in larger dinghies, centerboard
boats and small keel boats used in class regattas,
instructional programs, and for club sailing.

This hoist would be differentiated from the hoist
reccumenided for the public ramp srea in its capasity,”
frequency and type of use, and could be made
available for general public use (for small boats
only - those for which the 5-ton public hoist

would be too large) through a pay-gate system or a
coin-actuated mechanism interlock on the unit
itself. Thus, when not in use by the club, any
launch revenues from this facility would accrue to
the Harbor District (over the above lease revenues),
from open public use.

o First rights-of-refusal on all slips located in
docks F, G, H, and I with a guaranteed payment/minimum
number of slips, dinghy spaces, etc., and first
right-of-refusal on any new slips constructed on
these docks.

Because of District and Coastal Project Committee's expressed
desires (and Interior Department regquirements), these poten-
‘tials for an expanded OYC leasehold are questionable at this

£ime. They have pbeen listed here only for_information and
discussion purposes in the Short-Range Pl§§: ‘

An alternative would be for the club to implement such modest
improvements as dinghy docks (with District approval) and general
. interior/exterior refurbishment of their existing leasehold,
secure "first rights" on the adjacent docks, and first rights of
access/refusal to District-operated dry storage and launching
facilities for special events and at peak periods. :
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Optional Parcel "M": The existing Harbor District Offices
parcel, could be available for lease under a (lopg—range)
situation in which the functions currently on this parcel
" were moved to another location (see Long-Range Plan). .
Possible new uses might include an expansion of the service
yard function, including development of a major marine store

for the entire Harbor, also serving yard needs.

Optional Parcel "SF": An expanded water and land leasehold
for the sportfishing function, which would include reserved
on-site and remote parking service/facilities and dock,
could be an alternate to the current legsenarrangement.

Optional Parcel "LF": 1If economic benefits could be shown
and public costs maintained at reasonable level, placing the
launch, launch parking, and possible dry storage functions
under a lease-developer operator situation should be con-
sidered as an option to the continued public operation of
these facilities. ‘

3.3.4 Circulation Improvements

Circulation improvements within the short-range period are
oriented primarily towardq correcting existing flow problems,
clarifying circulation patterns, resolving circulation/parking
conflicts, and providing improved directional and informaticm
signage within, and leading to, the Harbor. Summarized,

they would include:

le) A continuous 36-foot wide street with one travel
lane in each direction and striped median and turn
pockets, as appropriate, would be created around
the entire Harbor Drive - Pacific Street periphery
of the Harbor. Where necessary, free right turn
pockets or additional thru/right turn lanes would
be provided on appropriate sides of the street,
but in no case would free flow lanes be impeded
by these turning movements. Exceptlons to this
minimum width and configuration would be in loca-
tions where no left turn lane was appropriate, or .
where a continuous turn lane 1s desirable.

o] The existing Y-intersection at the Harbor Drive
entry would be striped to clarify the two-way traf-
fic on either side of the entry island as well as
by providing directional arrows, two-way traffic
designation signs and other aids to clarify the
movement pattern.

3-12
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The existing tunnel under the railroad embankment
should be converted exclusively to pedestrian

and bicycle use, with a new underpass being crea-
ted as an extension of Harbor Drive South parallel
with the river jetty, and providing a new entry to
the Harbor from Riverside Drive and New Parcel #1.
The current thinking is that the new tunnel would
be. 27 feet wide curb-to-curb with 32 feet clear
distance.

Pacific Street would be widened to 36 feet and ex-
tended along the entire beach frontage, with a turn-
around at the end, and new entries to revised and
expanded parking on the Harbor side. Left and right
turn pockets and adegquate storage lanes for parking

lot entries and exits would be provided, as appropriate.

'Any existing excess street width (over 36 feet needed)
on Harbor Drive would be utilized for striped park-
ing spaces. (See Parking Section)

Where widening of Harbor Drive to ‘
36' is required along the AT and SF embankment
frontage, this expansion would be accomplished
by cuts into the pank, since nco room is avail-
able on the Parcel B-C side (appropriate slope
retentions should be provided).

Where widening ©f Harbor Drive along the San
Luis Rey River is required, the additional
width would be obtained through expansion right
up to the new levee rock surface, then into

the adjacent parking lot area, with restructur-
ing of the lot layout if required (pedestrians

on levee top).

The Pacific Street crossing of the San Luis

Rey River and its intersection with Harbor Drive
would be improved to accommodate a free right
turn pocket from Pacific Street to Harbor Drive
and a left turn lane from Harbor to Pacific
‘toward the river. Appropriate striping and
paving should be provided on Pacific Street.
Consideration should be given to the analysis of
an "interim" raising of the road bed with a mul-
tiple culvert installation, to meet flow needs
until COE improvements are finalized, eliminating
frequent rebuild.

Improvements to the Riverside Drive entry road

to Parking Lot #1 would consist of improved sign-
ing, design, pavement width improvement to 24
feet, with two striped travel lanes and reflec-
torized for night use.
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o - The Harbor Drive access from Hill Street to
the turn-down the hill into the Harbor Areg pro-
per would be provided with a left turn option
in the far right lane (northern side of road)
which now leads only into the Camp Pendleton
Gate access road, thus providing two full entry
lanes into the Harbor. After the turn, striped
lanes and signs should direct the driver into
either a clear "left-of-island" or "right-of-
island" choice for north or south basins, with
the. same directional aids applying for traffic
exiting the Harbor at this point.

o More extensive, larger, and clearer signs would
be placed along Hill Street, the Harbor Drive
exit from the freeway and at other major thorough-
fare intersections in the City to lead drivers
easily and sequentially to the Harbor through both
entrances. The availability of remote parking/tram
service would be stated at the access streets to
the Riverside Drive approach. The clear statement
‘Oceanside Harbor with directional arrows should be
made highly visible at all freeway signs and at all
exit street intersections approaching the Harbor.

o Deveiopment of signs denoting bicycle paths through-
out the. Harbor should be accomplished in con-
junction with the street improvements.

o Development of a continuous clearly marked pedestrian
path linkage around the Harbor periphery (with
signs denoting the public access route) would be
.provided along the existing sidewalk system. This
would include marking of major pedestrian crossings
at the railroad underpasses and at the access to '
the beach. across Pacific Street, with major "zebra"
and raised dot or similar surface treatment (inclu-
ding cobble texture) denoting pedestrian use.

3.3.5 Parking Improvements

o} Revisions to the number, location and design of
entries to all parking lots to provide for reduced
numbers of turning movements, "storage reservoirs"
for entry and exit, in-lot (rather than lot~-
street-lot) recirculation, location/use signs, and
eventual possibility for gate control would be
provided in the plan. ‘ ‘

-0 Detailed site planning of Parking Lot #1 would
provide for approximately 300 spaces of long- and
short-term use at a nominal cost with two-way
.tram trip. '
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Conversion of Parking Lot #9 for joint uses as a
landscaped, lighted outdoor pedestrian area suitable
for outdoor restaurant seating, art and craft
displays, and:other similar uses, along with

service truck access as required. The 38 parking
spaces in this lot will be replaced by Lot #1
improvements. '

In coordination with the extension of Pacific
Street along the beach area, the revision and ex-
pansion of the current launch ramp parking areas
to accommodate both beach parking as well as the
launch ramp function. Should it be deemed feasi-
ble, a portion of either or both of these lots
could be designated for dry storage of trailered
boats. A nomimal pay gate or meter or season per-
mit charge for the beach parking, -along with appro-

priate charges for ramp parking/launch use and for
~any dry storage use (also on pay gates) would pro-
vide additional revenues to offset improvement
costs. '

Existing sandy beach area west of Pacific Street,
north of Harbor Drive shall be maintained for
public recreation use and not developed for park-
ing facilities. Development in this area shall
be limited to restrooms, recreational equipnent,
picnic facilities, and other uses normally asso-
ciated with public recreation and incidental land-
scaping.

Pending resolution of the development future of
Parcel F, the main portion of the parcel (landward
of Pacific Street) could be temporarily laid out
for interim use as a beach parking lot  (nominal
charge), with all revenues going to the Harbor
District. Approximately 80-90 spaces could be
accommodated on this lot.

Where the existing street width of Harbor Drive
exceeds the 36 feet needed for the "pasic design'
recommended for this peripheral street, parallel
parking spaces would be clearly designated by
space striping and curb painting, using time limit
short-term controls, as appropriate. Some 225-250
spaces are currently available. By this method,
greater use would be made of them.




-

Certain portions of all slip-serving lots would be
designated for the exclusive use of slip renters,
either as a group, or in conjunction with some
other use on the lot/parcel desiring controlled
access, with possible card key gates, with keys
provided to slip renters only. This same concept
could be utilized in critical parking areas such
as Lots 6 and 7 where pay gates, with Harbor
merchant validation, would "screen-out" beach
parkers, forcing them to use the lots designated
for that purpose. Similarly, Lot #2 could be gated
to screen-out Jolly Roger overflow (directed to
Lot #3) and visitor/resident parking from Villa
Marina, with card keys for slip renters, club mem-
bers and other designated users only.

Additional off-street parking in three critical
locations would be developed by cutting parking
spaces into the existing banks around the edge of
the Harbor. One location would be a 20 space, 90
degree angled parking bay cut into the bank adjacent
t6 the Villa Marina access road, just beyond the
turn-around, providing Villa Marina visitor parking
(and signed for this use).

A 40 space, 60 degree, parking bay cut into the
bank across from Lot #Z2 and the OYC would provide
for special event overflow parking, as well as
replacement for any Lot %2 spaces lost to dinghy
dry storage or other uses under any expanded yacht
club leasehold. A 40 space, 60 degree, parking bay
cut into the bank between the existing Harbor
District offices and Service Building 8 would
serve both the Harbor District's office parking
needs and provide additional parking for the
proposed fishing/picnic/observation deck/area
opposite SB 8.

Summarizing net changes in parking availability
for the Short-Range Plan is difficult since many
of the above changes are dependent upon actions

within leaseholds (existing and potential) which
are currently not quantifiable, and represent .
reallocation of spaces, rather than actual overall
numerical "gains". Generally, bank parking bays
will yield an additional 80 spaces; revision/expan-
sion of the launch ramp lot would yield a net gain
of 130 spaces; Parcel F and the jetty lot (both
optional) would net 150-160 additional spaces in
these areas.
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o] Possible losses of spaces within individual areas
would be: Parking Lot #9 - 38 spaces; circulation
improvements, display areas, and other changes re-
moving 30 to 40 spaces throughout the Harbor, all
in areas with "excess" or M"tradeoff" spaces avail-
able.

3.3.6° Other Land Uses and Activities

o Proposed improvements along the beach area in the
short-term would include remodelling of the existing
parking lot, new signs, small picnic areas, a
paved bicycle path connecting to a Harbor bike
path system, and additional restroom buildings as
appropriate.

o Public Area improvements within the Harbor would
focus upon the development of the fishing/observation
deck and expansion of picnic facilities across
from SB 8 on Harbor Drive, along with provision of
additional small picnic facilities on the green
areas at the head of the north basin.

o Consistent location of trash storage containers in
unobirusive wocden enciosures, along vith sm2ll
enclosures for individual trash cans throughout
the Harbor, would be accomplished so as to remove
these items from general view.

i) The top of the rip-rap bank along the entire south
perimeter of the Harbor would be landscaped (as
funds are available), in a manner compatible with
the uses located there, and with the general
landscape theme of the Harbor, as described in the
Design Guidelines. -

o The Pacific Street turn-around at the entry channel
is recommended for eventual development as a
"theme" landscaped area with statue/plaque, etc.
rilaged to Oceanside Harbor (Dana Point, MDR,
etc.

o The area beyond the proposed jetty parking lot is
recommended for development of a small "overlook"
type park at the Harbor entry, featuring picnic
areas, seating, etc.
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3.3.7 Water Uses and Activities

Improvements Subject to Surge Control

The key element to enabling use of existing underutilized
water areas as well as development of facilities in new
areas, within the existing Harbor, is the elimination of the
current surge and wave reflection problems in the areas
adjacent to the Harbor entry, within the Harbor.

The Harbor District and City have requested the Corps of En-
gineers to expedite their study of wave energy absorption
methods, including analysis of the feasibility of an offshore
breakwater, jetty extension o©or other measures.

The current underutilization of existing water areas within the
Harbor are being addressed to insure that the economic benefits
and safety considerations which were originally included in the
Harbor's design can be maintained during the Harbor's growth.
The limited usability of water areas surrounding the entrance
channel, the damage to those docks remaining and the continuing
maintenance costs incurred by the District and by boat owners
due to surge problems, all indicate that the Harbor is currently
hampercd {rom achieving full utilization. The elimina-

tion (or at least substantial control) of the surge problem would
enable the following expansion/improvement efforts to be con-
sidered in the existing Harbor:

o Expansion of the present "south" transient and
fishing docks (21 slips and .several side ties)
from42 to 100 slips of 30 feet to 40 feet in

length, while still retaining a 200-foot wide
main access channel to the south basin. (Net
gain of slips would be from 19 to 79, depending
upon configuration.)

o} Expansion of the "north" transient docks, incor-
porating the existing Harbor Department docks, to
accommodate 34 boats of 30 feet to U0 feet in size,
a net gain of 10 slips. .

o Possible location of tie-up dock (for short-term
stays only) for small boats, associated with the
proposed fishing/observation deck opposite the
basin entry, enabling additional public use of
water areas in the Harbor, such as is found in
public docks in other marinas.
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o] Possible location of a dock complex accommodating
both Coast Guard and Harbor Patrol emergency
vessel needs, immediately adjacent to the entry to
the basins. Such a location for these boats would
eliminate 2 - 5 minutes from emergency response
time, eliminate wake disturbance to moored boats
from at-speed emergency Iruns, and increase service
to transient boaters. Transients could stop at
the dock before entering the Harbor (as in nost
other Southern California small craft harbors),
receive information/assignment, then proceed to
their assigned location. Additionally, surveillance
of the approaches to the breakwater and of
all areas within the Harbor would be greatly
facilitated by locating the Harbor Patrol operations
at this point.(A Coast Guard helicopter landing
pad also possible.)

Other New Water Facilities

S

Expansion of slips in several areas should be considered
independently of the surge control problem including: the
public dock at Cape Cod village (12 slips plus 300 feet of

side ties); extension of new slips (and related end ties)

onto the ends or Docks C (6 sliips), D (10 slips), E (14 slips},
F (20 slips), and the Jolly Roger guest dock (12 slips and

200 feet of side tie all for transients only).

While extension of other Docks (G, H. I) redesign of yet
others (J) could also yield more slips, the reduction in water
area, and excessive dock lengths created would not make this a
desirable approach. '

All of the recommended slip expansions have been designed in
terms of design criteria in excess of DNOD criteria and current
practice (2 times slip length of access channel width and 15 feet
width for slips of 30 feet length) to insure that they will meet
current boat.design sizes and operational needs. All access
channels to berthing areas are at least 100 feet in width, with
the main channel to the south basin having a 200 feet minimum
width, both of which are well in excess of DNOD standards and
would permit easy tacking of sailboats up to 25 to 30 feet in
length.

Considerations should be given to the possible location of
approximately 20 "Catalina-style" fore-and-aft mooring systems
off the end of docks G, H, and I to handle special event "over-
flow"/transient visitors (regattas, etc.). These moorings could
be rented on a slightly lesser fee schedule than other transient
slips, and would provide additional berthing space for larger
vessels or those requiring end ties (catamararns, etc.). When.
not occupied, the presence of the pick-up "wands" would not
.hamper sailing or boating within this open water area, 1in
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contrast to cans, slips, or floats. These moorings could
accommodate boats 30 .feet to 100 feet long.

Commercial Fishing Industry

The Harbor currently supports a small but viable commercial
fishing industry. Presently only about 2% of the boats berthed
in the Harbor--ranging from 16 to 40 feet--are active commercial
fishing vessels. To an extent the growth of commercial

fishing in the Harbor is constrained by a lack of berthing space
and support services. When these deficiencies are resolved it
is assumed that a modest growth in the number of commercial
fishing vessels would occur -- perhaps to a total of 25 vessels.

As part of the Precise Plan, the Harbor District held several
public hearings to listen to the concerns of Oceanside's com-
mercial fishermen. As a result policies have been added to
the Precise Plan:

o) The District shall work with the commercial fish-
ing industry to locate (possibly near the "new"
sportfishing dock or "old" public fishing dock)
and seek funds for a loading and unloading plat-
form and hoist for use by commercial fishing
vessels. '

0 The District shall continue to provide needed
berthing space to commercial vessels on a transient
basis. At such time as new permanent berthing or
mooring areas are provided, the District shall
consider assigning a portion of that space to active
commercial fishing vessels, commensurate with need.

0 The District shall encourage the development of
facilities which support the commercial fishing
industry, such as crushed ice sales, groceries,
marine hardware, and eating establishments.

0 The District shall nindertake consolidation of all
commercial fishing vessels presently berthed in
the Harbor in order to better meet their opera-
tional needs.

o In recognition of the special needs of commercial
fishermen, the District shall consider slip sub-
letting by commercial vessels on a case-by-case
basis.
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Summary of Additional Berthing Possibilitles

The net new berthing facilities which could be added to the
existing harbor without impeding free water access and could
be built withcut any surge control are:

1. Public dock expansion in the South Basin - 12 slips at
. 30 feet plus 300 feet of side ties.

5. Extensions to Docks C, D, E, and F - 50 slips at 25 feet
and 30 feet, plus end ties totalling 250 feet.

3. Expansicn of the Jolly Roger dock - 12 transient slips
at 35 feet and 250 feet of side ties, with the con-
currence of the Jolly Roger Company.

. Installation 20 fore and aft moorings cff the ends of
Docks .G, H, and T. :

The following additional berthing facllities could be built
upon resolution of the surge problem which presently exists:

5. -Expansion of the ncrth-trancient docks for a wngt gain
of 10 slips.

6. Expansion of the south_transient docks for a net gain
of 19 to 79 slips, depending on wnether docks on the
west side of the channel are expanded with finger plers.

7. Conversion of the docks on the west side of the access
channel to the South Basin for a net gain of 32 to 60
slips, depending on whether docks ¢on the north side are
expanded with finger pilers. -

8. New entry dock with approximately 10 slips for transient
check-in Coast Guard and Harbor Patrol.

TOTALS :

- . New Slips "= 173 to 205
(99 to 131 of which are dependent on
surge control)

New Moorings 20
New side ties 550 -feet
New end ties - 250 feet

Net gain (excluding side and end ties) - 193 to 205
} : ’ New Berthing Spaces
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3.4 Long-Range Plan

The Long-Range Plan represents implementation of many of the
lease development opportunities identified in the Short-Range
Plan, along with phased development, as funds become available,
of public improvements such as further street widenings, addi-
tional parking and new slips. As a result, much of the Long-
Range Plan comprises the continuation of activities begun in
the Short-Range Plan. To avoid duplication, those continuing
Short-Range activities are not repeated here, but should be
referred to in Section 3.3. '

The Long-Range Plan also represents an "optimized" (but not

idealized) Oceanside Small Craft Harbor, achieved within exist-
ing physical limitations which will enable the Harbor to stand
on its own, both functionally and economically, into the 1980's
and 1990's. ’

A significant dilemma confronting the implementation of both
Short- and Long-Range Plans is the need to enable new income/
revenue "streams" to be available during the early 1980's so as
to be able to implement later public improvements and to defray
increased operating costs. This will mean that some capital
expenditures for income-producing elements (such as slips, pay
parking, expanded launching facilities, etc.) should ideally

- oceur during the Short-Range Plaiy implemnentation period in
order to be producing revenues when they are needed. Further
analysis of DNOD and other funding possibilities, as well as
Corps of Engineers roles in implementing key elements such as
surge control measures are under study at this time.

The major elements of the Long-Range Plan are described as follows
“and illustrated in the accompanying map (Figure 3-3).

3.4.1 Existing Parcels/Leaseholds

For the most part, existing leaseholds are expected to remain "as
is" indefinitely into the 1980's due to existing lease commit-
ments, remaining useful life of the structures/uses, and pre-
sumptions about continuing economic viability (as well as neces-
sity in some cases) of these uses. Possible exceptions might be:

o) Remodelling/Redevelopment of Parcel D
(Cape Cod Village).

o] Remodelling/Renovation/Conversion of Parcels E and
J (Marina del Mar and Villa Marina) to resort hotel
use/seasonal accommodations.

.0 Conversion of Parcel A (Marina Club) structure to
multi-use configuration (office, etec.).
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o Completely new Yacht Club Structure on an expanded
or new leasehold, along with other site improve-
ments for this function.

o Renovation of Parcel L (Oceanside Marine Center) -
site and structures. :

o Conversion of Parcel M (Harbor District Office) %o
revenue producing use if Harbor District functions
move to new location.

o] Creation of a new sportfishing office as an addition
to Service Building #1, with adequate berthing and
parking reserved for this use.

Additionally, all remaining service buildings (some having pre-
sumably been incorporated into "new parcel" uses) would undergo

an architectural renovation, to bring all public use structures
(Harbor District Offices, Harbor Patrol, Coast Guard, con-
cessionaire structures on leaseholds) into a unified architectural
theme for cdontinuity and identity as outlined in the Design Guide-
lines. '

3.4.2 New Parcels

ALl new parcels would be developed along the lines described in
the Short Range Plan, subject to private market forces and the
scheduling of the necessary public improvements, as well as the
criteria outlined in the Design Guidelines.

3.4.3 Circulation

o Widening, as needed, of Harbor Drive South to four
travel lanes plus turn lanes/pockets, to accommodate
increased traffic flows. '

0 Widening of Harbor Drive North to four travel lanes
plus turn pockets where needed (possibly requiring
elimination of on-street parking), along with such
modifications to the turn-around access to Parcel ng"
as may be required to provide for any future connec-
tion with a possible harbor expansion located in the
"turning basin" area.

o] Upgrading the Pacific Street crossing of the San Luils
Rey River based upon recommendations of the currently
ongoing Corps of Englneers study of the River. Their
current proposal is to provide an upgraded causeway
at the river mouth which would be reliable except in
the event of an extreme storm flow. At such time other
access improvements are made in the Harbor and.study
areas (i.e., Riverside Drive extended under the rail-
road and Eighth Street connected to Hill Street), the
Pacific Street crossing could be limited to pedestrian,
picycle, emergency vehicle, and peak period vehicular .
exlt use.




o Further improvement of the Riverside Drive access
to the Harbor, in conjunction with the development
o uses in adjacent areas to the north of the
Harbor as well as the development of Parcel 1.

o - If necessary, expansion of Pacific Street (on the
peninsula) to four lanes plus turn lanes to offset
any anticipated congestion resulting from full
development of the highly active public use poten-
tials in this area.

3.4.4 Parking

o] If needed, temporary overflow parking of approxi-
mately 240-300 spaces could be created to meet peak
demand periods. Such temporary parking could be
created by use of either "Marsden Matting" (a
functionally adequate, but unattractive solution)
or "turf block" (which could fulfill other use
potentials, such as picnicking or active recreation.)
The jetty lot, if not developed during the Short-
Range Plan, could be developed in this phase.

o Addition of approximately 100-150 new spaces cut
into the existing banks adjacent to proposed slip
expansions alorg the northern perimeter of the
central channel and north basin, replacing on-
street spaces. .

o Addition of approximately 600 new parking spaces
(in addition to the 300-350 surface spaces to
remain) in the parking structure proposed as the
"base" of the pedestrian deck-oriented retail
commercial and other uses on new Parcel 1. These
spaces would not be in a monolithic single parking
structure, but grouped in a series of "cells" of
parking around the inner periphery of this parcel
to minimize visual impact and congestion.

3.4.5 Water Facilities Exvansion

Subject to the availability of funds and the solution of
surge problems, the improvements described in the Short-
Range Plan would be accomplished in a phased sequence starting
with those expansions not subject to surge control limitations:

Moorings

Docks C, D, E, and F Expansions
Jolly Roger Guest Dock Expansion
Parcel D Public Dock Expansion

0000

These expansions, totalling some 94 additional berthing
facilities, plus additional side and end ties would, in the
aggregate, expand Harbor capacity by approximately 10% over
current operating levels. '
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The next phase of expansion would be those docks requiring
solution to the surge control problem; primarily, the conver-
sion of the original transient docks and the addition of the
new Coast Guard/Harbor Patrol Docks at the relocated facili-
ties for these uses.

One option which would add an additional 60 slips would be the
conversion and supplementation of the side tie docks along the
south channel edge (except for the Coast Guard) to a slip con-
figuration consisting of five finger pilers of 12 slivs each,
averaging 30 feet in slip length. This would enable a total

of 123 new berthing spaces to be added to the current inventory,
or a 20% plus ‘expansion of Harbor berthing capacity over cvresent
levels.

3.5 Precise Plan . Imnlementation

A number of future actions are proposed to implement the Precise
Plan. These include:

o] Adeption of guidelines for New Leasehold Priorities,
based on the Coastal Act priorities for Harbor-de-
pendent or low and moderate income serving uses.

0 Creation of a Phasing Program would ensure that
- adequate puvlic facilities are available to serve
new development.

o) In conjunction with the Phasing Program, develop-
ment of a Funding Strategy for Precise Plan improve-
ments.

o] Adoption of Design Guidelines which would contain

development standards for all public and private
projects in the Harbor.

o) Creation of Procedures for Submittal .and Review of
Development/Improvement Proposals as a mechanism for
ensuring compliance with Short- and Long-Range Plan
policies, the Design Guidelines and all applicable
mitigation measures contained in the Precise Plan EIR.

The following seétions address the'scbpe and intent of these future
implementing actions.

3.5.1 New Leasehold Priorities

The Coastal Act requires that first priority for new uses 1n the
Harbor should be for Harbor-dependent uses and, where feasible,
uses which serve low and moderate income users. These require-
ments are generally consistent with existing development in the
Harbor and the Short- and Long-Range Plan proposals for new uses.
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In developing the Precise Plan first priority was given to
Harbor-dependent uses, with the extent of those uses con-
strained primarily by the limited available water area for
boating facilities. Also implicit in the Precise Plan 1is
recognition of the Harbor as a recreational and open space
resource for the non-boating public (including persons of
modest means.) All uses proposed in the Precise Plan are,
therefore, either for boating and Harbor-dependent facilities
or recreation and visitor-serving facilities.

In order to regulate the mix between Harbor-dependent and
recreational uses, while still retaining the District's flexi-
bility to respond to changing market and economic conditions,
1t is suggested that these requirements be implemented as part
of the District's leasehold/permit approval process. Specifi-
cally, the District shall give priority to Harbor-dependent
uses, followed by harbor support uses, and finally harbor re-
lated uses. Harbor-dependent uses are any development or use
which requires a site on or adjacent to the harbor in order to
function at.all (e.g., boat berthing and launching, sport-
fishing, swimming, and boat sales/rentals). Harbor support
uses directly support or service Harbor-dependent uses (e.g.,
marine hardware sales, boat repair, eating establishments, and
other limited commercial uses catering directly to boaters and
beach-goers.) Harbor related uses are complementary to the
harbor and provide a recreation and visitor-serving function,.
but are not directly Harbor-dependent or supportive (e.g.,
gift shops, fish markets, and specialty retail uses).

Because of the limited capacity of the Harbor for boating
facilities, and variable market constraints, the District may
not always be able to grant leaseholds to Harbor-dependent uses.
Therefore, in granting approval or renewal of a lesser priority
use, the District will find that a higher priority use is not
feasible due to specific demand or market conditions.

Regarding low and moderate cost recreation and visitor facilities,
the "free" amenities already in the Harbor appear to best. meet
this need. These include the pedestrian corridor around the
Harbor, the beach picnic areas, and the public fishing platform.
In addition, many of the present commercial facilities in the
Harbor cater to persons of low or moderate income.

There may be some potential for expanding low cost visitor
facilities by allowing new permits for outdoor arts and crafts
displays and food and beverage services from pushcarts. The
District shall encourage these uses, provided that suitable de-
sign and locational controls can be applied.

Again, the encouragement of new and preservation of existing low
and moderate cost facilities 1s best applied at the time of lease-
hold approval or renewal. Where feasible, first priority shall

be given to those uses which serve low and moderate income users.
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3.5.2 Precise Plan Phasing and Funding Strategy

One of the greatest determinants for the timing of the Precise Plan
implementation will be the availability of revenues to finance pro-
posed improvements. Generally, private leaseholds will be de-
veloped entirely at the developer's expense, with possible addi-
tional contributions for needed offsite improvements (e.g., streets,
utilities, and parking). Public improvements not provided at de-
veloper expense can be funded by a number of methods. These include
new leasehold and slip renter revenues, grant funds, and low in-
terest loans. -

This section is not an exhaustive list of all potential revenue
sources, but does indicate monies which may be available to finance
Precise Plan improvements. As a future implementing measure, the
Harbor District shall adopt a phasing program which will specify
the financial responsibility for various Precise Plan improvements,
the sequence of those improvements, possible funding sources, and
order-of-magnitude costs. In any event, public improvements necessi-
tated by non-harbor dependent facilities will not be subsidized
either directly or indirectly by slip renters or other harbor de-
pendent usess In addition, the phasing program will ensure that
adequate public facilities are available concurrent with need.

The following table lists revenue sources which may be available
to finance Precise Plan implementation:

Source Types of Revenues

New Parcels: 1 Escalating Base + % of Revenues
and Parking
3 Escalating Base + % of Revenues
and Slips
4 ' Escalating Base + % of Revenues

and Guest Dock
Expanded Existing Uses:

Sportfishing Escalating Base + % of Revenues
and Slips
Launching Parking and RamD/H01st/Crane

Revenues and Store
(Also possible limited dry storage

revenue)
Beach/Special Parking Gate/Meter Revenues
(Optional) Yacht Club Slips, Parking, Storage, etc.
(Optional) Parcel M Escalating Base + % of Revenues
Parcel F Escalating Base + % of Revenues
New Slips/Moorings Regular Full-Time Slip Revenues

Transient Slip Revenues

Commercial Slip Revenues

Guest Dock/End Tie Special Revenues
Transient Mooring Revenues
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Parking Season Permits for Beach, Other
Special Parking
Annual Permit Parking for Slips
Validations, Gate Revenues at
Retail Parking
Long-Term and RV Parking (Remote) -
Concessionaires Beach/Peninsula i
Public Spaces
Bike Rental
Public Boat Rentals
Other

3.5.3 Design Guidelines

The Design Guidelines are an important implementation device for
both the Short- and Long-Range Plans, and provide criteria, ex-
amples, and general procedures for the following aspects by both
public and private Harbor development:

o) Landscaping, lighting, pedestrian and
bike paths, public areas, street and area "furni-
ture", and fixtures.

o] The public signing system for access, information,
and warning, as well as signs on individual parcels
for both use-designation and information.

e} Rehabilitation/maintenance guidelines for existing
structures. :

o] Architectural and site design guidelines for de-
velopments on new parcels, as well as redevelopment
on existing parcels.

o] Recommended guidelines for dock maintenance, re-
placement, and new docks, as well as other water .
facilities (using Cal Boating criteria).

The-draft Design Guidelines, are a separate document which may be
consulted at City offices. These guldelines will be adopted as
an implementation measure for the Precise Plan.

3.5.4 Procedures for Submittal and‘ReQiew of Development/Improve-
ment Proposals

Public and private (leasehold) developments and improvements in
the Harbor Area are subject to the following plans and regulations:

o The Harbor Precise Plan and Master Environmental
Impact Report.

o The Harbor Master Léase, as well as individual parcel
leases.

o} The Harbor Precise Plan Design Guidelines (to be
adopted upon certification of the Precise Plan).
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o The Harbor Precise Plan Phasing Program (also to
be adopted upon Plan certification), and

o) Other applicable City,County, Coastal Commission,
and Harbor District regulations, codes and permit
procedures.

Specific procedures for the submittal and review of new develop—
ment applications are proposed as a means for, wherever possible,
streamlining the permit process, consolidating overlapping re-
quirements, and creating understandable guidelines for potentlal
developers. These procedures should also assist applicants in
incorporating all Precise Plan requirements into their plans prior
to application submittal, thus eliminating costly delays and
redesign.

.The Procedures for Submittal and Review of Development/Improvement
Proposals should be developed concurrent with the Harbor Design
Guidelines and Phasing Program and shall contain the following:

l. An 1nformatlonal package containing a Precise
Plan/EIR Summary, Design Guidelines and pertinent
lease documents.

2. An environmental assessment form, and summary of
"master" environmental mitigation measures.

3. An application form, preferably using existing City
format, for consistency purposes.

4., A checklist of necessary application materials,
including engineering, architectural and land-
scaping plans, a project narrative, financial
plans, and other supplemental information on proj-
ect design, economics or technical feasibility.

5. Procedures for project review and public hearings.

3.6 Coastal Act Consistency

The Harbor Precise Plan was initiated as a result of a Coastal Permit
requirement placed on the Chart House restaurant in 1976. In approv-
ing that permit, the Regional Commission passed the following reso-
lution: ,

"That in approving application for the Chart House
Restaurant, the San Diego Coast Regional Commission
directs the staff to notify the City of Oceanside

that future developments in the Oceanside Harbor area
may not be approved in the absence of a precise de-
velopment plan for the Harbor area. Further, such a
precise development plan should be submitted to the

San Diego Regional Commission for their approval prior
to the Commission actlng upon any future major develop—
ments in the Harbor area'
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Thus, .the Precise Plan began under the auspices of the old 1972
Coastal Initiative. During the time the Harbor Precise Plan was
being prepared, the Coastal Initiative was replaced by the
California Coastal Act of 1976. As a result, the Precise Plan was
reevaluated in light of the Coastal Act Policies, and this final
draft has been designed to become a certifiable component of the
City's Local Coastal Program (LCP).

Because of this unique history surrounding the preparation of the
Precise Plan, the City and Coastal Commission staffs decided that
it would be appropriate to submit the draft Earbor Precise Plan

to both the Regional and State Coastal Commission for "preliminary
review", as provided in the Coastal Commission's LCP guidelines.
The preliminary review of the Precise Plan was conducted by the
Regional Commission on January 12, 1979, and by the State Commis-
sion February 20, 1979. The Oceanside Harbor District agreed to
all additions and modifications suggested by both Commissions, and
directed their incorporation into this documsnt.

This section is intended to outline the relationship and conform-
ance of the Precise Plan to Coastal Act policies.

3.6.1 Coastal Act Policies

The following Coastal Act poliéies apply to the Harbor Area:

"Section 30212.5 - Wherever appropriate and feasible,
public facilities, including parking areas or facilities,
shall be distributed throughout an area so as to mitigate
against the impacts, social and otherwise, of overcrowding
or overuse by the public of any single area.

Section 30213 -~ Lower cost visitor and recreational facili-
ties and housing opportunities for persons of low and
moderate income shall be protected, encouraged, and, where
feasible, provided. Developments providing public recrea-
tional opportunities are preferred. New housing in the
coastal zone shall be developed in conformity with the
standards, policies, and goals of local housing elements
adopted in accordance with the requirements of subdivision
(c) of Section 65302 of the Government Code.

Section 30224 - Increased recreational boating use of .
coastal waters shall be encouraged, in accordance with
this division, by developing dry storage areas, increasing
public launching facilities, providing additional berthing
space in existing harbors, limiting non-water-dependent
land uses that congest access corridors and preclude boat-
ing support facilities, providing harbors of refuge, and
by providing for new boating facilities in natural harbors,
new protected water areas, and-in areas dredged from dry
land.

-

3-30

el
e N,
.



Section 30234 - Facilities serving the commercial fishirng
and recreational boating industries shall be protected and,
where feasible, upgraded. Existing commercial fishing

and recreational boating harbor space shall not be reduced
unless the demand for those facilities no longer exists or
adequate substitute space has been provided. Progosed
recreational boating facilities shall, where feasible,

be designed and located in such a fashion as not to inter-
fere with the needs fo the commercial £ishing industry.

Section 30250 (a) - New development, except as otherwise
provided in this division, shall be located within, con-
tiguous with, or in close proximity to, existing developed
areas able to accommodate it or, where such areas are not
able to accommodate it, in other areas with adeguate pub-
lic services and where it will not have significant adverse
effects, either individually or cumulatively, on coastal
resources. In addition, land divisions, other than leases,
for agricultural uses, outside existing developed areas
shall be permitted only where 50 percent of the usable par-
cels in the area have been develcped and the created parcels
would”be no smaller than the average size of surrounding
parcels.

Section 30251 - The scenic and visual qualities of coastal
areas shall be considered and protected as a resource

of public importance. Permitted development shall be
sited and designed to protect views to and along the ocean
and scenic coastal areas, to minimize the alteration

of natural land forms, to be visually compatible with

. the character of surrounding areas, and, where feasible,

. to restore and enhance visual quality in visually degraded
areas. New development in highly scenic areas such as
those designated in the California Coastline Preservation
and Recreation Plan prepared by the Department of Parks
and Recreation and by local government shall be subordinate
to the character of its setting.

Section 30252 -~ The location and amount of new development
should maintain and enhance public access to the coast by:
(1) facilitating the provision or extension of transit
service; (2) providing commercial facilities within or ad-
joining residential development or in other areas- that
will minimize the use of coastal access roads; (3) pro-
viding non-automobile circulation within the development;
(4) providing adequate parking facilities or providing
substitute means of serving the development with public
transportation; (5) assuring the potential for public tran-
sit for high-intensity uses such as high-rise office
buildings, and by (6) assuring that the recreational needs
of new residents will not overload nearby coastal recrea-
tion areas by correlating the amount of development with
local park acquisition and development plans with the
provision of on-site recreational facilities to serve the
new development." :
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3.6.2 Precise Plan/Coastal Act Policy Comparison

The points of conformance of the Precise Flan to Coastal Act poli- (,
cies are listed below, and are separated by general policy categories.\

Access

Circulation improvements for auto, bicycle and pedestrian to and
along the shoreline of both ocean beach and Harbor edge are a major
improvement category of the Precise Plan. Related parking improve-
ments and supplemental transit are also described, with emphasis on
diminishing the impacts of parked autos. Beach improvements, as well
as- a pedestrian/fisning accessway on the Harbor jetty, are proposead,
as are improvements and expansion of launching facilities, dry boat
storage, boat charter/rental, and sportfishing activities. The
majority of these shoreline-oriented activities are located con the
peninsula between the Harvor and beach, with shared access provid-
ing a concentration of public use activities in the most efficient
and appropriate location/layout. The pedestrian walk/open space
system proposed for the inner periphery of the Harbor would provide
a continuous,access, new passive recreation corridor around the
entire Harbor, accented by various tourist commercial uses and rest-
room facilities, as well as picnic areas, grassy lawns, seating, etc.
This system is intended to function .for both day and evening use;
with anproprlate lighting, ete.

The recommendations of the Precise Plan, as stated above, are
specifically directed toward optimizing the public's right of access (“
to the sea, by whatever means (car, boat, food, etec.), and provides
continuous public access linkages (street, pedestrian paths, etc.)

and an appropriate mix of public open space with existing and pro-
posed private leaseholds (which are themselves oriented to public
markets).

Recreation and Visitor Serving Facilities

The Harbor Area already serves a significant function in this re-
spect, but the Precise Plan suggests the refinement of this activity
through the creation of new lease parcels to accommodate new and
expanded existing commercial uses of interest to Harbor and beach
visitors. Additionally, the improvement of public facilities serv-
ing the beach-.-and expansion of public facilities in the Harbor are
major recommendations in both the short and long—ran versions of
the Precise Plan.

Also, the Plan contains explicit policies for encouraging the
preservation of existing and development of new low and moderate
cost visitor facilities.

Water and Marine Resources and Environmentally Sensitive Habitats

The San Luis Rey River is part of the Harbor "Study Area" and as

such, is included in the Precise Plan for informational and planning (
purposes only. Detailed plans for the San Luls Rey River area are .
belng developed as a separate component of the Local Coastal Program.
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The Study Area plan suggests the use of the San Luis Rey River as a
wildlife preserve/conservation area consonant with its flood control
function, in keeping with Coastal Act policies, studies by the Corps
of Engineers, and others. Means of preserving this would include:
Providing controlled pedestrian observation points for viewing wild-
life areas along the proposed improved river jetties; prohibiting
the use of motor vehicles or any type of water craft in any portion
of the river bed; designing any pedestrian and other crossings of
the river mouth so as to create the least visual impact and physical
disturbance; insuring that no toxic runoffs are discharged into the
area; shilelding lights and noise from the area through proper
orientation/planting and the jetty wall; etc.

The Plan also suggests drainage and construction measures .for pre-
venting adverse impacts on marine organisms within the Harbor itself.

Commercial Fishing and Recreational Boating .

The Precise Plan contains a number of policies which will protect
opportunities for commercial fishermen. These policies are related
to allocation of berthing space, development of support services,
consolidation of commercial vessels and creation of a loading/un-
loading area.

A great number of recreaticnal boating improvements are proposed.
Use of water areas for boating use is to be maximized. Lsunching,
public fishing, and other water area uses are to be upgraded.

New Development and Public Yorks

Appropriate land uses were considered by the Precise Plan to be
those which maximized public use opportunities on both a no cost and
modest cost basis and which also met the basic requirements for being
Harbor and beach-serving "tourist commercial”, as well as serving
local residents and Harbor users. The intensity of use 1s deter-
mined by the existing very limited land area, parking requirements
(Coastal Commission Guidelines used), and circulation limitations,
requiring a lot-site coverage, limited height and adequate parking.
Landscaping and design themes and development standards have been
described in detail, both in the Precise Plan, and a companion
Design Guidelines handbook, and procedures and policies for sub-
mission and review of development proposals have been outlined in .
an information document available to developers, designers and
others. Transportation alternatives to the automobile which have
been recommended in the Precise Plan include: "Encouragement of
pedestrian activity by pedestrian access improvements between re-
mote parking and major activity areas; bicycle lane designations
and storage/rental facilities; provision of moped and motorcycle
parking areas to encourage their use; tram service between Parking
Lot #1 and high activity locations during peak periods with park-
.ing/access prohibitions for automobiles; encouraging use of pool
cars/vans for special events such as weekend regattas, connecting
Yacht Club with other key locations.
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The type, location and intensity of development proposed in the
Precise Plan have been based upon the recognized existing and po-
tential limitations imposed on such development by the constraints
of limited land area for activities and land uses and their re-
quired parking. Additionally, the abllity of the exilsting and
proposed circulation systems to accommodate this growth has been
analyzed and improvements rescommended based upon the constraints
of this system. (All congestion potential cannot be overcome, but
can be substantially alleviated.) The proposed new development is
focused on providing the optimum (not maximum) expansion en-
hancement of both public and commercial water-oriented recreation
opportunities for the general public, organized recreation groups
seeking to expand their activities and public recreation programs.

Visual Resources

View corridors and significant views have been identified in the
Precise Plan and Design Guidelines and the recommendations of both
documents provide specific guidelines for the design and placement
of buildings, signs and landscaping to preserve and enhance these
views and view corridors. These include views/corridors to the
ocean from the area surrounding the Harbor, from within the Harbor
and to the Harbor itself.

Coastal Dependent Uses

The Precise Plan makes a distinction between those uses which are

harbor dependent, and those which are supportive or related to the
harbor use. In accordance with Coastal Act policies, priority is

given to those uses which are harbor dependent.-
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4.0 ENVIRONMENTAL SETTING

4.1 INTRODUCTION

This section of the Environmental Impact Report describes the
environmental setting for only those significant elements re-
levant to the OSCH Precise Plan.

This chapter has been organized according to the individual
environmental factor descriptions within the framework of the
socio-cultural environment or the physical-biological environ-
ment.

The Socio-Cultural Environmental refers to those areas of concern
related to human activities and requirements such as the juris-
dictional framework, land use, circulation, infrastructure
availability, views, etc.

: - .
The Physical-Biological Environment section relates to the

basic natural environment and its resource systems such as

air quality, hydrology, biota, soils, etc. It should be noted,
however, that within the Harbor Area itself, past and current
development activities have transformed the area into an essen-
tially “"urban use" environment which must be considered as the
baseline, or context within which these natural resource sys-

tems apply.

4.2 SOCIO-CULTURAL SETTING

4.2.1 Jurisdictional Framework

The jurisdictional framework of the Study Area is a complex of
federal, state and local agencies with varying responsibilities
of regulation and the provision of day-to-day services for the
area.

The following is an overview of the significant jurisdictions
and theilr powers and responsibilities which effect the OSCH.

Federal

U.S. Corps of Engineers

"The United States Army Corps of Engineers and the State
of California entered into an agreement on September 12,
1946, for a continuing study of beach erosion problems
along the entire shore of California."l Based on reports

1 Tetter from the Secretary of the Army, San Diego, County,
"calif., Appendix IV, Phase 2, Beach Erosion Control Study,
August 31, 1960.
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by the Corps of Engineers it was concluded that Beach ero-

sion at Oceanside had been caused by the construction of

the Del Mar Boat Basin by the United States and that fed-

eral funds should be expended to restore the beach to its
. existing condition prior to Harbor construction.

Consequently, all maintenance dredging of the Del Mar Boat
Basin (Camp Pendleton Harbor) and Oceanside Harbor is done

by the Corps, as well as all beach replenishment. The Corps
is also studying solutions to the surge and shoaling problems
which affect Oceanside Harbor.

U.S. Marine Corps

"nel Mar Boat Basin, part of the existing ‘Harbor complex, -
was constructed in 1942 by the Department of the Navy by
dredging and building two short jetties. The boat basin is
immediately up-coast from the City of Oceanside, between the
Santa Margarita and San Luis Rey Rivers, and lies entirely
within the Camp Joseph H. Pendleton Marine Corps Base. It

- was designed to serve landing.craft as large as landing ship
tanks and for training operators of amphibious vehicles and
small landing craft. The construction of Del Mar Boat Basin
was a wartime measure; consequently, no consideration was
given to the likely effects on the littoral drift orlthe
possible adverse effects on the downcoast beaches.”

Tittoral-drift was affected and plans. to correct the problem
or change the condition of the Harbor and its related
facilities (whether by the Corps of Engineers of the OSCH
District) must be approved by all appropriate personnel -at
Camp Pendleton, as at present. , to

The Marine Corps has entered into negotiations with the

City for lease of the area known as the Marine Corps Turning
Basin for harbor expansion purposes. Because those negotia-
tions are still in the initial stage, the Precise Plan has
been designed to be independent of (but compatible with in -
the event it should occur) any harbor expansion.

= State

California Coastal Commission

With the passage of The Coastal Act by the-California Leg-
islature in 1976, a restructuring of the Coastal Commission.

1 Position Paper on Beach Erosion Control Study, Oceanside Beach
Beach, California. U. S. Army Corps of Engineers, Los Angeles,

1974. i 4-2




and the six regional commissions was accomplished. Major
features of the new legislation include: termination

of the regional commissions no later than January 1,
1981; requirement of cities and counties within the
coastal zone to prepare a Local Coastal Program (LCP);
termination of permit authority of the commission or
regional commission, with prescribed exceptions, over

any area covered by an approved Local Coastal Plan;

and redefinition of the boundaries of the Coastal Zone.

As the OSCH is within the jurisdictional boundaries
of the Coastal Commission, the Local Coastal Program
(now being developed by the City of Oceanside) must
be approved by the CCC. This Precise Plan developed
for the OSCH will be included as part of the Local
Coastal Program.

Local

City of Oceanside

Since the OSCH is located within the boundaries of the
City of Oceanside, all planning and development acti-
vities for the Harbor must be approved by the appropriate
City Departments (Planning, Engineering, Sewer and
Water, Building, Redevelopment Agency, etc.). The
Planning Department is coordinating the Harbor expansion
plans with the U.S. Marine Corps, the Corps of Engineers
and the Coastal Commission, as well as developing the
Local Coastal Program (which includes the Harbor Area).

Special Districts

Special districts are created under provision-of various statutes
for the purpose of providing special services to people within
specific areas which will benefit from such services. The most
significant special district within the Study Area i1s the Ocean-
side Harbor District. '

Oceanside Harbor District

The Oceanside Harbor District is responsibile for coordi-
nation and regulation of all activities occurring within
the Harbor Area boundaries. and performs a full-time
administrative function.




N

The staff administers the leases, slip and guest dock
rentals, and maintenance activities of the Harbor.

Because of the unique location of the OSCH midway within
a 60-mile stretch of the Southern California coastline
with no other Harbor or protected areas for small craft,
the Oceanside Harbor Patrol performs a unique role in
providing an extended (l5-mile rather than 3-mile) radius
of search and rescue operations, supplementing the cover-
age provided by the Coast Guard.

The eight-man patrol (Captain, Sergeaﬁt and six patrol-
men) provides a 24-hour enforcement detail which is a.
specifically trained and designated enforcement organiza-

tion created to assist and protect the public in .a special

use area (marina activities and related special problems)
including patrol of both water and shore areas within the
Harbor. oo

The Harbor Patrol will, when called upon, give help and
assistance to law enforcement agencies upon approval of
that request by Harbor officials. They may aid in crowd
control, traffic control, or with any other law enforce-
ment problems.

t.2.2 Land Uses

The Harbor Area comprises a total area of approximately 100
acres of which 70.acres are water and 30 acres are land. At
the time the initial feasibility study for the Harbor was pre-
pared in 1959, uses in the Harbor were to be limited to slips,
Coast Guard facilities, administration facilities, sportfish-
ing dock, limited commercial establishments oriented towards
servicing and repair of boats, launch facilities for trailered
boats, parking, and basic public facilities such as restrooms,
walkways, and lockers. This suggested pattern of uses was
characteristic of that recommended for all Southern California
public marinas and small craft harbors which were planned and
developed during that period.

As the Harbor neared completion of its construction in 1962,
an "interim" master plan was prepared for land and water uses

with the principal purpose of soliciting bids for concessionaire

leases within the Harbor District. The lease parcels, both
land and water, have been developed for various public and pri-
vate uses, though not necessarily following the concept of the
original 1959 plan, during the ensuing years (with the excep-
tion of Parcel "F"). :




., .roval by the Coastal Commission, of construction of the
Chart House Restaurant (in 1976) contained a condition requir-
ing preparation and approval of a new precise plan for the
Harbor Area prior to any further permit approval. In essence,
this decision "froze" land and water use conditions to their
status as described in the following discussion pending prepar-
ation of the Precise Plan (with some exceptions concerning
projects already approved and underway). Preparation of the
Precise Plan identified the constraints/problems and the oppor-
tunities associated with the Harbor. These are discussed as
part of land and water uses and were also summarized in the
first ‘chapter of the EIR. This discussion of land and water
uses concludes with a description of existing and proposed

uses within the Study Area (vicinity) as they related to the
Harbor Area.

The 30 acres of land area within the Harbor were initially
planned (per the 1962 interim master plan) for 17 land use area
designations, of which 14 were intended as lease parcels and
3 were for public activities (Harbor District Headquarters,
launching ramp, public parking lots). The total area covered
by these 17 designated use areas/parcels was 788,414 square
feet, or approximately 18.1 acres, of which 361,189 square
f~~t, or 8.3 acres, was included in the public uses described
ve. :

These parcels, their primary uses, and specifically excluded
related uses as intended in 1963 are described in the accompany-
ing table from the Specifications for OSCH (1963). The build-
ing height restrictions from this 1initial planning document pro-
vided the primary planning and design standards and controls

for all development which was to take place within the Harbor.
(Planning ‘and design were also governed by the City Zoning
Ordinance and Building Codes.)

'As Harbor development has evolved during the ensuring fourteen
years, these fourteen (1l4) intended lease parcels have become

10 lease parcels (land and water), Parcels A through L, as

shown on the accompanying figure . =, 4-3F%. Five of .
the eight service buildings erected by the Harbor District (con-
taining restrooms, lockers, service storage, etc.) have been
constructed, or subsequently added to, in order to provide
revenue-producing lease space. These fourteen parcels and
service buildings represent the primary revenue producing lease-
holds/land uses for the Harbor Area. Land uses for these par-
cels, service buildings and the remaining land area within

the Harbor Area are described in the following paragraphs and
charts, both in terms of their originally intended use (1963)

’ a) and their present uses.
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Parcel

TABLE 4-1
RECOMMENDED LEASEABLE AREAS,

Water Area
Approx.
(Sq. Ft.

Land Area
Approx.
(Sg. Ft.)

1963

Related Uses
Specifically
Excluded

Primary
Use

*k (G

42,045

15,647
(Non-Opr R.R.R./W)

13,539 42,501

28,044

53,535

43,605 15,215

155,381

4-6

A,B,C,D,F,

A,B,C,E

A,B,C,D

A'B’C'D

(Operated
by Dist;ict)

1st Class res-
taurant and/or
apartment hotel
or motel and
related uses.

Sportfishing
landing and
office short .
order restaur-
ant and re-
lated use.

Retail service
stores and

uses related

to sportfish- |
ing area. The
landing fur-
nished by Dis-
trict.

Specialty
shops, yacht
club, apart-
ment hotel or
boatel and

uses related

thereto.

Any uses re-
lated to "E"

above.

Boat launching
and parking
area for cars
and trailers. "
Launching ramp
operated by )
District. ( ‘
(Not for Lease.; .




Parcel

Land Area
Approx.
(Sg. Ft.)

li

TABLE 471" (Cont'd)

Water Area
AppProx.
(sg. Ft.)

Related Uses
Specifically
Excluded

Primary
Use

H

8,000

76,208

63,688

77,890

20,380

5,024

8,727

7,351

9,220

6,000

B,C,D,E,F

A,B,C,D

A,B,C,D

A,C,D,E

" to

Marine ser-
vice sta-
tion service
float, plans
and specifica-
tions fur-
nished by
District.

-
Motel, hotel,
restaurant
and uses re-
lated thereto.

Specialty
shops, apart-
ment hotel
or boatel,
restaurant
and uses re- i
lated there- !
to.

Boat repair
and uses
related there-

HARBOR
HEADQUARTERS
(Not for Lease) |

Any commercial
use related

to Harbor ac-
tivity.

Water area
for slips or
docks in con-
junction with
Area J




TABLE 4-1 (Cont'd)

. Land Area Water Area *Related Uses
Approx. Approx. Specifically Primary
Parcel (Sg. Ft.) (Sg. Ft.) Excluded Use
**Q 185,428 - (Operated By Public
District) Parking

* %

Related Uses Specifically Excluded Code:
A - Fuel sales

B - Boat or Vehicle Repair other than
minor servicing or owner maintenance

- Live Bait Sales
- Sportfishing Activities

- Residential Use

H MM O 0

- Charter Boat

G & Q - Not considered Lease Parcels.
Referred to on map as areas.
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TABLE 4-1 (Cont'd)

! . BUILDING HEIGHT RESTRICTIONS

SYMBOL

1
2

3

B, Bl, C

ZHN agmaEEg

Source: OSCH Specifications, 1963

wwd OHEGdwHd

HEIGHT

1-Story Only
2-Story or 25'
3-Story or 35°

(Street and Curb Level)
Unlimited, governed by

Oceanside Building and
Zoning Ordinances




The present uses of these parcels described above -are:

Residential

Parcel A: Oceanside Marina Condominums. A l7-story,
67-unit condominium tower located on approximately 2
acres adjacent to the Harbor entrance via Harbor Drive.
The building was constructed in 1973-1974. As the only
high-rise structure in Oceanside, it serves as a land-
mark in the area. However, only recently has it become
an economically viable land use .

Parcel E: Marina del Mar Condominiums. A 78-unit condo-
minium complex constructed in 1965 on a 1.8 acre lease

parcel. This use is considered "non-conforming" in terms

of current coastal priorities; however, its current eco-

nomic life suggests continuance of this use. Limited guest
parking is an important consuralnt affecting the functional
operation of this use, >

Parcel J: Villa Marina Apartments/Boatel. A 59-unit struc-
ture at the channel entrance to the Harbor. Originally
intended as a boatel, the majority of residents are now
permanent, although transient accommodations are maintained.
Located on .a 1.75 acre site, the use has significant '
access, parking and site design problems. The use is par-"
tially in variance with coastal priorities; however, as

with Parcel "E" it possesses a continuing viable economic/
physical lifetime, and the possibility that it might even-
‘tually be converted/expanded to a resort hotel use, (Figure-

43}

Commercial: Restaurants

Parcel B,B1,C:The Chart House Restaurant. Located on a
13,539 sg. ft. parcel at the head of the Harbor's south
basin, the Chart House has a gross floor area of 9,224

sg. ft. The restaurant has recently begun operation. Due
to the restrictive size of the parcel, adequate parking

may represent a continuing problem especially at hours of
peak demand for both the restaurant and adjacent slips,

as well as the Cape Cod Village uses on the adjacent parcel.

Parcel D: Cape Cod Village. A mixed retail commercial-
restaurant complex with 15,400 sqg. ft. of gross floor area
devoted to restaurants (5 different restaurants). Construc-
tion originally began in 1963-64. While providing a good
return, the structures lack cohesive site development, ap-
pearance and advertising controls, and adequate parking.
Pedestrian circulation within the parcel is also unattrac-
tive and confusing, and under consideration for improvement
by the lessees.

4-10
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Parcel K: Jolly Roger Restaurant. The restaurant is lo-
Cated on a 1.8 acre lot which contains both the structure
and related parking. Constructed in 1973, the restaurant
has 9,210 sg. ft. of gross floor area, and represents a
"successful® land use with some parking problems at peak
operating hours,

Commercial: Retail

Parcel D: Cape Cod Village. Retail commercial uses
(other than restaurants) in Cape Cod Village total 5,650
sqg. ft. divided among seven different stores. Total
parcel area is 29,320 sq. ft. and includes the five
restaurants previously mentioned and related parking.
Retail uses reflect the same problems as mentioned for
the restaurant uses, in terms of appearances, etc.

Parcel L: Oceanside Marine Center. Constructed in

1963 the marine center/haul-out yard is one of the ori-
ginal uses. As the only facility of its type in the
Harbor, it provides important sales, repair and other
supportive functions to Harbor operations. The total
parcel area is 1.8 acres with 1,033 sg. ft. of sales
space. The land which is somewhat inefficently used
presents an unattractive appearance and has limited sec-
urity capability. The sales structure also reflects the
lack of original development period archiectural controls
common throughout the marina. A more intensive use of
this parcel for the same uses would be possible and may
be desirable, within Service Building #2.

SB 2: Harbor Surf Gallery. The gallery has 189 sq.

ft. of gross floor area. The building was built in
1962-63 as part of the original Harbor development. It
is located along Harbor Drive South in an area where
parking lots are currently inadequate to meet peak demand
for all uses in the area. ’

SB6: VYearly Sailboat Sales. This use consists of 189 sq.f¢t.
of retail sales space within SB 6, plus a display slab for
boats. The display slab is of inadequate size for proper
display of boats. . The parking lot is normally underutilized.

SB 8: Oceanside Sailboats. This sailboat sales use encom-
passes 590 sq. ft. of retaill space on top of SB 8, plus dis-
play area located on the inland side of Harbor Drive. The
service building was constructed in 1971; however, the site
lacks adequate parking and display area and at times presents
traffic hazard at its location.

4-11
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SB 9: Baker Yacht Sales. Baker Yacht Sales consists of

189 sq. ft. of sales space within SB 9 which was built in
1962-63. As with other yacht sales operations 1n service
buildings, the problem associated with thils use 1s adequate
display area for boats on the site. :

Institutional

Open

Harbor District and Service Buildings: The Harbor District
administration and Harbor Patrol offices are located in a
single structure on the inland side of Harbor Drive North
adjacent to the Marine Center. The building has a gross
floor area of approximately 2,000 sg. ft. It is limited

in its efficiency for Harbor Patrol functions because
visual policing of both the basins of the Harbor approaches
is restricted. Additionally, the building's interior

space and site location are not the most efficient for cur-
rent and future Harbor needs. Parking is inadequate for
both employees and visitors.

Service Buildings: Eight service buildings owned and
maintained by the District are located throughout the
Harbor Area in association with parking lots, and serving
various groupings of slips. In each building are basic
public services such as restrooms, lockers and storage.
Some expanded use of these buildings may be required for
Harbor uses.

Oceanside Yacht Club: The Oceanside Yacht Club is construc-
ted on air right above SB 5 at the end of Harbor Drive North.
It has an approximate total area of 4,000 sq. ft. The club
provides facilities for both public and private assemblies,
including yacht club functions, as well as those of other
groups. A major constraint affecting it is a lack of
adequate peak period parking. The Oceanside Yacht Club

is considering a number of improvements to their facilities
and immediate area which could enable the club to expand
significantly its current level of activities and its ability
to provide a broader range of organized boating activities
to a larger segment of the public. (These improvements

were discussed as part of the Project Description.)

Space

Recreation: The principal open space/recreation areas
within the Harbor District are the linear grass strips
between the sidewalks and the rip-rap slopes around the
basins (primarily adjacent to Harbor Drive North), and

the slightly wider grass area across from Service Building
7(originally Parcel "M") of approximately 5,000 sgaure

. feet. This latter area has been provided with picnic facili-

ties. The usable open space in OSCH is estimated at ap-
proximately 1/2 acre. . '
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Other areas assoclated with OSCH provide an open space/
recreational function including: the adjacent beach
(approximately 20 acres) and San Luis Rey River. Due to
their frequent, but largely "informal", use for both active
and passive open space/recreation, the south jetty of the
Harbor entrance and the open area to the north of the fuel
dock, as well as the flood control levee forming the northern
boundary of the San Luis Rey River, are also included in this
category.

Landscaping: The "non-usable" open space areas within

the OSCH consist of the landscaped steep banks surrounding
the Camp Pendleton periphery of the Harbor District bound-
ary; landscaped areas associated with traffic circulation,
including the separator areas at the Harbor Drive entrance,
Harbor Drive North turn-around at 0OYC, and miscellaneous
small parking separator landscape areas. None of these
areas are currently capable of either active or possible
public use and are thus not counted in the areas of poten-
tial open space use for planning purposes, although would
constitute "decorative" open space.

Streets: Access to the Harbor District is provided by
three streets: Harbor Drive, the main entrance; Monterey
Drive/Riverside Drive, providing access through Parking
Lot #1; and Pacific Street, providing access adjacent to
the beach. Upon entering the Harbor Area, Harbor Drive
splits into two branches, Harbor Drive North and Harbor
Drive South, which facilitate circulation within the
District. They have a current length of approximately
5,000 feet and 3,000 feet respectively. North Pacific
Street, with a current length of 850 feet facilitates cir-
culation in the beach and launch ramp areas of the O0SCH,
receiving traffic from both Pacific Street and Harbor Drive
South. Circulation problems and design considerations are
discussed in the Circulation Section of this Chapter.

Parking: Within the Harbor Area there are 10 parking lots
(including the Launch Ramp Parking) administered by the
Harbor District. They are intended to provide parking

for slip users, customers of the various uses and the insti-
tutional uses. There are approximately 1,600 parking lot
spaces throughout the Harbor (not including Lease Parcels

A, E, J, and L), covering a total area of approximately

8.3 acres. In addition, there are approximately 225 street
parking spaces for a total of 1,825 spaces. Discussion of
intensity of use, problems and opportunities is contained
in the Circulation Section of this Chapter.
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Vacant Land

Parcel F: The only vacant but intended for development,
land within the Harbor Area is Lease Parcel F. The parcel
has a total area of 1.57 acres and 1is located on the penin-
sula between the South Basin of the Harbor and the Pacific
Ocean.

A project proposing the development of a restaurant on the
seaward portion of the parcel and apartments was submltted
to the Coastal Commission in 1974, but later withdrawn by

the.applicant. The Harbor District has terminated the cur-

rent lease. The District anticipates.making the parcel
available for new lease and development of uses which are
compatible with coastal zone priorities and Harbor needs.

4.2.3 Waﬁer Uses

The OSCH functions as both a regional recreational boating
center primarily serving the residents of four Southern Cali-
fornia counties (San Diego, Orange, Riverside and San Bernar-
dino) as well as an important transient boat stopover point
and harbor of refuge located ideally midway between San Diego
and Newport Beach. The presence of a Coast Guard cutter and
_ the Oceanside Harbor Patrol with the latter's unique extended
.radius of operations, also mean +hat the Harbor serves as a
major patrol, search and rescue base for a large area of South-
ern California offshore waters. (The accompanying map illus-
trates the regional characteristics of the OSCH-Figure 4-4).,

Berthing and Launching Facilities

The Harbor, completed in 1963, shares its entrance with the
access to the USMC Del Mar Boat Basin, behind a long angular
jetty and breakwater, and with a 1500 foot marked entrance
channel leading to two large mooring basins. These basins

and the connecting water area, comprising approximately 70
acres, have been developed with 704 slips, ranging in length
from 25 feet to 51 feet for the use of small craft home-ported
in Oceanside. Additionally, 78 end ties (2436 linear feet),
and 22 transient slips result in a total of 804 slips. (&n
additional 400 feet of transient dock is also available.)

Facilities for launching and storage of trailerable boats are
limited to a 5-lane concrete launching ramp with related car-
trailer parking of approximately 130 spaces, and racks for
dinghy storage located on, or at heads of, a number of the
docks. Launching and haul-out of boats undergoing repair or
service is accomplished with a l2-ton capacity, 42-foot limit,

4-14
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mobile overhead straddle-type hoist at the repair yard, but
no in-and-out recreational use crane hoist launching is
available at this facility or elsewhere in the Harbor. No
dry storage for boats over 8 feet in length is available.

Current (June, 1978) occupancy of the slips is 100% with a
238-person waiting list (payment of ten dollars is required
as a good faith demonstration of a desire to obtain a slip).
. This represents a substantial increase over the past several
 years wwith only 50 persons on the waiting list in December,
1976, when occupancy was 99.4%.

Based upon market demand studies performed in June, 1978 by
Williams-Kubelbeck and Associates for a separate study on
Harbor expansion potential, it was projected that a continued
high level of demand would be present for slips in the OSCH
for the forseeable future, exceeding existing and expandable
supply of slips.

. Ty

Other Water/Water Oriented Uses

In addition to the above described berthing and launching facili-
ties OSCH has a fuel dock (Parcel H), a bait dock and a dock for
use by the Coast Guard Cutter assigned to the Harbor. The fuel
dock near the end of the peninsula is a use compatible with the
Harbor operation and coastal zone priorities. It is being con-
jsidered for remodeling/expansion to achieve greater conformity
- with architectural style within the Harbor Area and achieve
- -greater economic/physical efficiency. The nearby bait dock is
"being considered for relocation or consolidation with more com-—-
patible uses. The Coast Guard dock is an essential function
which must remain in the Harbor (although not necessarily at

this location).

4.2.4 Circulation/Parking

Circulation

The major access routes to the Harbor Area can be seen on the

<. accompanying illustration, which shows the importance of Hill

. Street and Harbor Drive, Carmelo and Monterey Drives, Riverside
Drive, Pacific Street and the San Diego Freeway. Also signifi-
cant in terms of potential access within the Study Area is 8th
Street.

Within the Harbor itself, the only circulation is provided by

the two portions of Harbor Drive, Harbor Drive North and Harbor
Drive South, along with the short section of North Pacific Street
which is located on the peninsula between the beach and -the south
basin of the Harbor. While having varied right-of-way and pave-
ment widths, sometimes including on-street parallel parking as

on portions of Harbor Drive North, these streets basically pro-
vide only one travel lane in each direction, with no median or
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turn pockets. All of the above streets end in dead ends with
an adequate turn-around (for autos only) provided.

Entries/exits for this internal c1rculation system currently exist
only at the "main" Harbor Drive entry, and the secondary entry
provided by the recently rebuilt ford-type Pacific Street connec-
tion across the San Luis Rey River at its mouth. This latter
connection consists of a paved road on a sand berm with drainage
culverts beneath and has been subject to wash-out during extreme
runoff conditions of the San Luis Rey River. Thus, without im-
provement, it cannot be considered as a permanent access-egress
point to the Harbor, although its presence as a link in the
existing shoreline bicycle-pedestrian systems is valuable, and
its use as an additional exit point for peak traffic from the
beach and other peninsula uses is important.

Another "egress" point from Harbor Drive South, which however
cannot be considered as significant, is offered by the one-way
vehicular tunnel under the railroad embankment, which connects
to Parking Lot #1, thence to the Riverside Drive access to Hill
Street and Carmelo Drive. This route cannot, however, be uti-
lized for two-way traffic due to its existing one lane width
and difficult sight lines for traffic enterlng Harbor Drive
South from Lot #1.

Thus, most traffic has, and will, (without permanent improvements'
to the Pacific Street connection across the river) continue to
enter and exit the Harbor through the Harbor Drive entry.

"Off-peak season" traffic counts taken by the City Traffic
Engineer in January, 1977 at "peak hours" (4 - 6 in the afternoon)
indicated that the major routes and intersections to, and within

the Harbor, were operating at well below their design capacity,
ranging from a low of 7% to a high of 50% of capacity. (See
accompanying Table 4-3)

Additionally, accident reports for the Harbor Area during 1977
indicate approach turns and side swiping represent a major prob-
lem, as noted in Table 4-2." ‘While this information is useful for
an off-peak use baseline comparison, the critical concerns re-
lated to congestion, decreased levels of service, accidents and
other circulation problems in the Harbor occur during the peak
season, peak hour conditions typified by a summer weekend, during
the 2 - 3 pm period.

In order to properly determine these peak season baseline con-
ditions, a joint City of Oceanside/EIR Traffic Consultant study
was undertaken during the Memorial Day Weekend, May 27-28, 1978,
using mechanical counters as well as field observations. The
results of this study are described on the following pages and
the implications of these flndings in. the ‘Impacts and Mltigation
Measures Sections.
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~ OCEANSIDE SMALL CRAFT HARBOR
PRECISE PLAN

VOLUME II

INTRODUCTION

Volume I of the Harbor Precise Plan contains the substantive land
use and policy elements of the Precise Plan. It contains the “Pre-
cise Plan/EIR Summary, a detailed description of the .short- and

long-range plans for the Harbor, a list of actions needed to 1mple— '
ment the Precise Plan, and a Coastal Act compliance analysis.

Volume II of the Precise Plan contains the background information
and describes the process which was- used to develop the Precilse
Plan. These technical components of the Precise Plan include:

l. A description of existing conditions (both opportunities
and. constraints) in the Harbor-which serves as the Elanning
" baseline information for the Precise Plan.

2. The Environmental Setting section; ‘which both meets the re-
quirements of CEQA and serves as.the environmental baseline
information for the Precise Plan.

3. As required by CEQA, the various sections on environmental
. impacts and mitigations, which were used in both developing
and evaluating the Precise Plan

4., An alternatives section which described the plan evaluation
" process employed by the citizens committee which developed
the Precise Plan.

5. The list of agencies which reviewed the Precise Plan EIR,
their comments, and the City's response to.the comments.




BACKGROUND FOR PLANNING/IMPACTS DEFINITION

The process utilized in the development of the Precise Plan
commenced with a thorough analysis of the Harbor Area and its
surroundings in order to establish a "baseline" definition of
those aspects of the area which appeared to be functioning well,
those which were functioning less efficiently and areas where im-
provements/potentials could be achieved. This analy51s focused
on "constraints and problems" and "opportunities" which were de-
veloped from several sources:

o Interviews with local officials, City staff, Harbor
District Staff, harbor lessees, organized boating )
groups, individual boaters/slip temnts and local ana
regional tourists and harbor users.

o Interviews with other interested agencies, as well as

review of studies and_references cited by these sources .

(U.S. Army Corps of Engineers, State and Regional
Coastal Commissions, San Diego County CPC and other
agencies, State Department of Navigation and Ocean
Development, others).

o Field observations by the Precise Plan consulting
firm staff in OSCH and other harbors and marinas
coupled with experience on similar projects, and
resource files. :

On the accompanying illustrations the constraints, problems and
opportunities defined in the Precise Plan's initial study phases
have been noted within the Harbor Area. Some, which are consistent
throughout are indicated in only one location, however.

Constraints/Problems

A "constraint" is defined as a factor totally preventing, or inhib-
iting the range of possible solutions, while a "problem" is an

indication of conflict, inefficiency, or other negative factors
which can be resolved.

Constraints and problems can be considered as addressing several
categorlcal problems:

.0 . Physical limitations on the expansion or modification
© . of existing land and water areas and facilities.

o . . Conflicts and inefficiencies in the functional layout,
- design and operations of circulation and parklng
(including pedestrlan and circulation).

o Confllcts and 1neff1c1enc1es in the functional layout,

design and operations of berthing, storage and launchlng
‘facilities, as well as water area circulation.

11
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Conflicts and inefficiencies in the functional layout,
design and operation of land uses and individual parcel
activities.

Lack of continuity, clarity and efficiency in signing,

‘landscape design, architectural expression, urban design

detailing and other aesthetic and visually dominant
features of the Harbor.

Impacts of uses and activities located outside of the
Harbor Area upon it, and vice versa (Study Area, etc.).

Summarized, the major constraints and problems are: (See illustra-
tion for detailed comments)

0

Lack of ability to easily or significantly expand exist-
ing land and water areas within the existing limits of
the Harbor District due to topography, Camp.Pendelton

and San Luis Rey River.

Limited entry routes and possible undersized internal
circulation with significant and increasing congestion ...
at peak periods in high activity areas.

’; Inefficiently-utilized parking facilities, with 51gn1—

ficant and unnecessary shortage/control o blems in
high activity areas, yet vacancies in other locations.

. Inefficient or 1nadequate 51te designs for several

leaseholds, presenting functional conflicts with

. adjacent areas, circulation and loss of needed space.

A major continuously vacant parcel (Parcel F) in a

- key location.

~'M1n1mal amounts of useable public open space for non-

boaters within the Harbor and a lack of proper llnkage
w1th adjacent open space and recreatlonal areas.

Lack of dry storage facilities, adequate h01st/launch

©. . facilities and adequate protected water areas available . :
‘*for dlnghy/rental boat salllng. :

Lack of con51stent 51gn1ng, landscape and archltectural

1A, treatments creating confusion, visual unattractiveness
- and loss of guidance to developers/staff for physmcal
design and parcel maintenance questlons.

. Continuing problems of Harbor entrance safety, surge
. .damage, continuing dredging and beach erosion due to
Zbreakwater/jetty design problems.

" Lack of properly located signs for access, location of
. facilities and activities for.visitors on both freeway

and surface streets, and lack of simple orientation/
information within the Harbor located at key v1sual/

functional points.

111
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Underutilization of numerous land areae.yithin the
harbor, coupled with lower~thau—approprrate rates of
revenue on several potential high intensity, high-

" economic parcels, along with lack of new parcels.

Major barrier to effective use of largest single land
area of Harbor (Parking Lot 1) created by limited access
and physical mass of railroad embankment. .

Opportunities

"Opportunities" represents both the known potentials for the solu-
tions to identified problems and constraints as well as newly-
identified (but untested as to feasibility) possibilities for im-
provement of functional/physical/economic efficiencies.

These opportunities can be categorized into the same areas as the
constraints and problems, but are expressed in positive terms
("Opportunity to create additional parklng to alleviate peak period
overloads of ex15t1ng parking lot #6")

Major opportunities include:

o

Vsﬁbrt—range achievement of improvements to internal

circulation and parking problems appear to be possible
through a combination of minor redesigns of critical
areas, and minor expansions within existing boundaries
of the Harbor. Additional improvements can be provided
by construction already proposed and possible use of

. multi-use structures where appropriate.

. Underutilized parcels and parking areas can be made

available for development using air rights and other

- -techniques, while preserv1ng and enhancing v1ews and
_ parklng.

' More efficient site designs for several existing parcels

can be accomplished, providing more useable space and

;better appearance, as well as better functional -opera-"-
tlon of the uses themselves. - : :

' Several projects currently underway or proposed by the
Harbor District or various lessees will improve a number .

of ex1stlng problem situations and enable greater
economlc returns, as well as provide greater public use.

'A number of opportunltles to 51gn1f1cant1y expand use-

able public open space within the harbor appear to be
capable of immediate implementation at relatively low

- cost thus prov1d1ng 1ncreased public activity potentxals;f’

‘ Addltlonal berthlng could, 1f ‘needed, be developed
~within existing water areas to provide an increase over

existing numbers of berthing spaces within the ex1st1ng
Harbor Area (if surge can be ellmlnated) :

EXlStlng vacant and underutilized land areas throughout
the Harbor could be readily developed as dry storage
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Additionally, existing dry storage and launch~-rigging -
areas on docks for dinghies could be substantially

_improved with modest physical changes to existing docks,

including more dinghy storage racks.

Substantial improvements to the facilities, services

.- and activities of organized boating, primarily those

offered at 0OYC, could be accomplished through a program
- of improvements under consideration by OYC. Addition-
ally, facilities serving institutional and public
agency boating needs could be provided/improved in the
Harbor with modest effort, including a sailing center
offering instruction and boat rental for the general
public. ‘

Substantial improvements in public direction and infor-

mation signage, as well as identification/entry signage

for the entire Harbor, can be accomplished through up-

- ~grading of some existing sign systems, provision of new =

. signs and use of more readable typographic styles,

symbols and diagrams. Additionally, improvements in
signing systems on leaseholds can be accomplished

" through development of a simple, yet flexible, sign

. control program which will enable both business name

--information and modest advertising to be displayed

. consistently on all parcels.

An opportunity to substantially benefit and assist

.. existing Harbor Patrol operations, as well as locating
.. their operations central to any expansion program, is .
. provided by the vacant land to the north of the exist-

- ing fuel dock, which could house relocated patrol

- offices.

" .. Using much of the existing landscape as a base, a

""unified, low maintenance master landscape program could

" . be designed for the harbor which would both improve
-~ the individual leasehold appearances and provide a
.. unifying and modifying visual element for the many

...- large open parking areas, and diverse architectural
.. styles. ' '

. +'Using similar materials and similar basic massing and
U:-site treatment concepts as the unifying elements
- (rather than an architectural "style" - there are
‘currently 11 different styles among the 18 major build- -

““ings in the Harbor), a more cohesive visual appearance

. to the Harbor's structures (existing and potential) can

. be accomplished and maintained. Such a design control

..~ system would apply to refurbishment/renovation of exist—- '
- ing structures, both public and leasehold, based upon :

wat
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recommended improvements specific to each structure,
as well as to the materials, massing, orientation,
site and architectural design of any future structures.

In light of current planning activities for the San
Luis Rey River by the Corps of Engineers.and the con-
current Redevelopment Area and Harbor Area planning
efforts, an immediate and highly timely opportunity to
develop a definitive plan for the limited recreational/
natural area use of the San Luis Rey River appears to
be present.

Significant improvements in circulation and parking,

as well as public recreational facilities (picnic
shelters, heads, etc.) for the beach area and access

to the launch ramp/sportfishing areas can be accomplished

in the near term’ through modest 1nvestment, with such. - =

improvements remaining totally functional in any of the
proposed harbor expansion plans. :

vi
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Harbor Dr. North

J

TABLE 4-2

OCEANSIDE HARBOR,AND VICINITY
~ "ACCIDENT.REPORTS - 1977
Location, Number and Type

NUMBER OF
LOCATION ACCIDENTS
Pacific Street Between 11
Ninth and Harbor Dr.
South
Harbor Dr. South Be- 13
tween Pacific and
Harbor Dr. North
Hill Stréet and Harbor 7
_ Dr.
Pacific Street and 4
Ninth Street
Harbor Dr. South 3
and Harbor Dr. |
North
Pacific and Harbor 4
Dr. South
4

TYPE OF
ACCIDENT

Approach Turns
Rear End

Approach Turns

Vehicles Backing
Up

Sideswiping
Parked Vehi-
cles

Rear End

Approach Turns

Rear End

Overtaking Turn

Overtaking Side-
swipe

Approach Turns
Overtaking Turns
Vehicle Backing

Up

Head On
Rear End

Visibility Ob-

structed
Violated Right-
- of-Way
Vechile Backing
Up

Sideswiping
Parked Vehi-
cle

Overtaking Side-
swipe

" Source: City of Oceanside, Traffic Engineering Section, January,

1978.
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TABLE 4-3
Peak Hour Traffic Volumes
and Volume/Capacity Ratios
Oceanside Small Craft Harbor

PEAK HOUR
LOCATION CAPACITY VOLUME v/C
Harbor Drive W/B at
Hill Street 2,000 ) 530 0.26
Harbor Dr. W/B at
Santa Fe Avenue 600 300 0.50
Santa Fe Ave. S/B
at Harbor Drive 950 250 0.26
Pacific St. N/B at ) hd
Harbor Drive South 700 110 0.16
Pacific St. N/B at
Harbor Dr. South 600 50 : 0.08
Harbor Dr. South
* W/B at Pacific St. 650 110 0.07

Source: Harbor Area Traffic Study, City of Oceanside, January
1977.

The 1977 traffic counts and accident reports shown in the pre-
ceding tables are a good picture of off-season traffic flows

in the Oceanside Harbor area. They give little indication, how-
ever, of what the traffic volumes and conditions are in the
critical summer season.

In order to better understand the summer season traffic, Federhart
and Associates, Traffic Consultants, and the City of Oceanside
Traffic Engineering Staff, collaborated on a number of 24-hour
machine traffic counts, and peak hour manual turning movement
counts over the Memorial Day Weekend, May 27-28, 1978.
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fhis weekend proved to be very unusual in Southern California
since record temperatures were set, and record crowds were re-
corded at beaches all over Southern California. Additionally

in Oceanside, the special Pacific Panorama activities were con-
ducted on this weekend and were heavily attended. 1In all, the
traffic data gathered that weekend is thought to be almost repre-
sentative of summer season weekdays and summer season holidays -
the heaviest use times in the Oceanside Harbor.

Based on the Memorial Weekend counts, Figure 4-6 is a diagram

of the estimated summer holiday volumes in the Oceanside Harbor. .
As can be seen, over 8,000 vehicles use Harbor'Drive North, about
8,800 use Harbor Drive South, south of the Y, and almost 5000
vehicles use Pacific Street north of Harbor Drive. It is inter-
esting to also note that Harbor Drive South, south of the Y is
unbalanced, e.g., 1,750 more vehicles daily travel southbound.
than northbound. No doubt much of this is due to the often ob-
served "cruising" and "through" vehicles, which come into the
Harbor at the north but go out of +he area southbound, at Pacific

Street, without an in-harbor destination.

Using the volumes of Figure 4-6 and machine counts from other
days, the traffic consultant made estimates of the Oceanside =

- Harbor summer weekday volumes to go with those of Figure 4-6.
. _JFigure 4-7 shows these volumes.

All of the volumes shown on Figures 4-6 and 4-7 are today travel-
ing on ‘'streets that are essentially one lane in each direction

and without marked turning lanes. The volumes of Figure 4-6 indi-
cate that soon there will have to be turning lanes provided in

the Harbor Area. At Harbor and Pacific, for instance, the peak
hour volumes of Figure 4-6 show that if a signal was installed,

it would operate at 78% of Level of Service "C" capacity (a

high level of service in urban areas). However, if two lanes

were available on each of the approaches at Pacific and Harbor,

.

then the same volumes would require only a 44% level of operation.

. At the Y, if this intersection were converted to a T intersection,
had two lanes on each approach, and was signalized, it would
operate at about 50% of Level of Service "C" with the peak hour
volumes of Figure 4-6 instead of the 90% figure with only the
existing one lane approaches. The above clearly shows how close
to Level of Service "C" capacity, the existing holiday volumes

and street system are in the Harbor Area. It also clearly shows,
however, what can be done to alleviate the problems that will
occur in the near future as traffic grows with the implementation

of the Precise Plan, and with increased use of coastal recreation '

facilities in general.
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Figure 4 - 6 .
Existing Summer Holiday Volumes
1978 .
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‘Figure 4 - 7
Estimated Existing Summer Weekday —
Volumes (1978)
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Parking Facilities

Among the most significant problems of the current operations of
OSCH is vehicular parking, with its importance already recognized
in the City Planning Department Harbor Parking Study developed in
November, 1975. This study performed a thorough analysis of

the capacity and use of existing parking facilities in the Har-
bor, identified deficiencies and opportunities and developed
recommendations for improvements.

A complete review of this study and its recommendations was un-
dertaken in order to analyze the use characteristics of Harbor
parking and compare with the consultant's field analysis. While
some changes in uses and their related parking have occurred
since the study was performed (primarily the construction of

the Chart House Restaurant, with related parking adjustments) ,
the summary chart of existing conditions from that study has been
reproduced here with footnotes describing changes since its pre-
paration, since it represents a useful "baseline" document.

The Public Parking and Circulation Map shows the location of

the parking lots described in the above mentioned chart,. their
respective capacities, and the relationship of the parking facili-
ties to vehicular (and pedestrian) circulation serving the Harbor.

Parking in lots occupies 185,428 square feet (plus 225 street
spaced) or approximately 4.26 acres. There is also approximately
150,000 square feet of parking in the launch ramp area. The off
street spaces total 1600.

One of the key parking problems is the underutilization of Parking
Lot 1. The lot has functioned to service the overflow parking
requirements of the sportsfishing facility and Cape Cod Village.
However, of the 395 spaces, less than 100 are actually required
for the overflow. Although this lot is the largest single land
area of the Harbor, it is underutilized because of the limited
access and physical barrier of the AT & ST embankment. The lot
..does additionally, serve the beach parking overflow in the summer
months and some overflow parking for the Chart House restaurant,
as well.

Other problem parking areas are in lots 2 and the Jolly Roger
lot. Lot 2 contains 146 spaces; twenty are required by the Yacht
Club and 110 are reserved for slip renters. The area is highly
congested because of the large number of slips (246) , Yacht Club
activities, lack of sufficient parking at the Village Marina
apartments (a 1.1 ration), and the overflow parking requirements
of the Jolly Roger Restaurant.
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Table 44

Summary of Existing Parking

arking . ¢ of Total Reserved | Parking Req.| FExcess
Lot Location Slips Parkiupg varking by Ovdn. saages _ Comments
1 East of railroad 0 395 o 65 345 |Generally used only Lor overflow
. parkinp. Recreational vehicle pk.
has been proposcd. Could be mare
fully ucilized for cmpioyce
parking.
2 Yacht Club areca 246 146 110 ° ‘20 16 |nighly congested Jot because of
Docks F-J . : villa Marina overflow ind Yacht
. Club.
3 Yearly Boat Sales 141 199 .95 2 102 |No parking problems here. Should
Docks A-E . ‘ flip-flop one way system to .
. accommodate over{low {rom Jolly
: Rogers. i
4 pocks K-M 86 129 48 ° 81 |Excess parking cxists.
5 Docks 0-P - 91 154 48 71 35 |Excess parking. .
6 NE corner of 58 99 a3 0 64 |Congested in sumser menths,. Tco
Pacific & Harbor Dr| many spaces reserved for slips.
Docks Q-R - o
7 West of Cape Cod.’ 64 106 45 61 0 |Congested froam patrons of Cape
Village . Cod Village and beach srowd.
Docks S-T g H
8 Cape Cod Village -0 38 0 72 -34 |very tight parkinz. Nezrly always
- full., Inadequate based unon
’ ; present ordinance requlremcuts.
e | polphin Inn * 0 40 0 27 13 |1 hr. limit for Dolphin inn.
{ ) Excess spaces not available for
>>>>> / other uses.
10 Beach Lot v} 52 0 0 52 |Very.congested in summar;
inadequate for beach crnwd;.
a1ly Jolly Roger 0 27 - [+] 87 0 |Adcquate most of the time.
ager Restaurant L RERR |
sunching | North of Marina 0 114 0. 10 64 |Double-lernrth spaces to accom-
amp Del Mar Condos.** modate cars with boat zrailers.
Generally well ugilized,
zreet On Harbor Drive 71 2251' ’ 0 25 200 |Heavily used in conges:ed arcas
arking Dock X . - near Yacht Club, Capc Ced Viliage
: & beach, Used by harbor emplovees;
not striped on east sice ofyharbo:;
Now Chart House Restaurant-
¢+ ' Will also include parking for relocated sportfishing dock.

«x  Excess spaces means eXcess in terms of the Parking Ordinance

kkk

nrce:

Requirements of the City.
Actual field countS by lessee and City Planning Staff in 1978 indicates
105 spaces-

Oceanside Planning Department, 1975
Updated by EDAW, 1978
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Lot 10 contains 52 spaces and is exclusively for the use of

beach users. The number of spaces provided is totally inadequate,
resulting in congestion in the area throughout the majority of
the year, with many futile trips to and through a filled lot.

There are approximately 225 on-street parking spaces located on
Harbor Drive North and Harbor Drive South. These spaces are
marked and heavily used along Harbor Drive South and in the
area near the Yacht Club and the Vvilla Marina apartments on
Harbor Drive North. Along the east side of the Harbor the
spaces are not marked, however the area is used by the 25 em-
ployees of the Harbor District (no off-street parking is avail-
able) and by the 71 slip renters along "X" dock (none reserved).
The yacht sales operation require 4 spaces for their use. Users
of the picnic facilities along Harbor Drive North also rely on
the available on-street parking.

Pedestrian -

Pedestrian circulation is limited to sidewalks located around
the periphery of the Harbor basins as shown on the Parking and
Circulation Map. Extensive pedestrian circulation during peak
activity periods for uses within and surrounding the Harbor also
occurs along the beach and jetty area and in the parking lots
adjacent to the Cape Cod Village area. Extensive pedestrian
activity occurs along Harbor Drive South during the summer peak
beach season due to the use of Parking Lot 1 for remote parking
by beach visitors.

Bicycle

Bicycle circulation is noted on the Harbor Area circulation routes
by signing, but no marked separate circulation or other facilities
specifically for cyclists are provided, except for a few storage
racks. :




4.2.5 Utilities and Energy
Water | \'

The City of Oceanside Water and Sewer Department conducted a
survey of Harbor District water facilities in 1976. The survey
indicated that serious deterioration of the District's water
distribution system had occurred as a result of extensive corro-
sion since installation. The lines were constructed of steel
cylinder pipe with a cement lining and mortar coating. Eventually,
cracks occurred in the mortar coating which allowed moisture to

- penetrate to the steel cylinder resulting in deterioration by

electrolysis from the surrounding soil.

During the survey, it was also discovered that several backflow
valves were in need of repair. Theilr proper maintenance is

very necessary since they provide protection against contamina-
tion .of the domestic water supply:-

At the time of the survey, the Water and Sewer Department sugges-
ted that plans be made to make the necessary repairs to the
backflow valves and that the Harbor District's budget include
additional funds for water main repairs. Currently, the Harbor
.. District has made initial repairs but has not begun a phased

) improvement program. :

All water lines within the Harbor Area are 8" in diameter with
the exception of feeder lines serving the Jolly Roger Restaurant,
the Village Marina apartment/boatel and the peninsula area beyond
the Marino del Mar condominiums, which have 6" diameter. Water
consumption for the entire Harbor Area since 1976 has been in-
creasing as is illustrated in the following table: ’

" Year ' 'Consumption (Gallons) % Increase
1976 -~ 715,257,000 -

1977 - ~ 24,824,000 : 62%
1978 (Jan-May) 15,878,000 - - 72%

(1978 Year Projection: 42,870,600)
SOURCE: City of Oceanside, Sewer and Water Department

The Harbor Area is served by the Buddy Todd Reservoir which has

a capacity of 5 million gallons. This facility is fed by a series
of other reservoirs in the City. Although its capacity is suffi-
cient for normal domestic demand, there is some concern that a
major fire could cause reserves to be lowered to the point at

;7 . which adequate fire flows could not be maintained. Existing

3yﬁ) fire flow in the Harbor Area is about 2,500 GPM according to the
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Fire Marshall. The Jolly Roger and Chart House Restaurants

are sprinklered to reduce their fire flow requirements. However,
‘the Villa Marina (Parcel J) and Marina del Mar (Parcel E) are
not sprinklered and, therefore, have tpe hlghegt fire f%ow re-
quirements. The Fire Marshall has estimated fire flow in tbe
Harbor Area should be no less than 4,000 GPM to serve existing
uses which would require at least a 10" diameter pipeline.

Sewage

Collection, treatment and discharge of sewage effluent from. the
Harbor Area is administered by the City of Oceanside Sewer and
Water Department. The department operates two treatment plants,
the La Salina Plant and the San Luis Rey Sewage Treatment Plant,
each with separate service areas/systems. The two systems are de-
fined by topographic features as well as by existing sewage trans-
mission lines. It is not physically possible to bring sewage from
one plant to the other for treatment at this time. Discharge for’ .
both plants is handled by a single ocean outfall with a 10.3 MGD
capacity. ’ '

=S

The Harbor District is within the service area of the La Salina
Treatment Plant which has a design capacity of 5.5 MGD. However,
upgrading of the facility mandated by the RWQCB may reduce plant
capacity to 4.0 MGD. The plant is currently processing 3.5 MGD,
leaving a remaining uncommitted capacity of 0.5 MGD upon completion
of upgrading. Upgrading has been mandated by the RWQCB because the
City was in violation of effluent quality standards at the ocean
outfall resulting in the issuance of a Cease and Desist Order
(Order No. 78-7) on February 27, 1978. ‘

Based upon current planning factors, sewage flow for the Harbor
Area has been estimated at 116,000 GPD. (Less than 3.0% of the
plant capacity.) The sewage is transported from the Harbor to the
La Salina Treatment Plant in an 8 inch line utilizing the AT and .
SF right-of-way over the San Luis Rey River to Myers Street.  The
Plant is located near the mouth of the Loma Alta slough, approxi-
mately 1750 yards south of the Harbor. The plant currently is a
secondary treatment facility; however, due to its age, most equip-
ment is considered depreciated and requiring replacement. Following
upgrading, adequate sludge dewatering and discharge equipment will
have been installed to meet the standards established by the Porter-
Cologne Water-Quality Control Act.

Within the Harbor Area, sewage collection lines for Harbor Drive
South parallel to the San Luis Rey River, and for Harbor Drive North,
continuing north from the Marine Center, are 6" in diameter. The
remainder of the lines are 8" diameters. Within the Harbor Area
are five sewage lift pumps/stations. A sixth station serving the
Harbor is located within the AT and SF right-of-way. The location
and capacity of each lift station is listed on the following pages.
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Station Location | CaEacitz

1 Traffic circle near parcel g 100 gpm
2 North corner parking lot #3 175 gpm
3 West corner parking lot #4 250 gpm
4 East corner parcel "D" ' 400 gpm
5 South corner parcel "E" : 100 gpm
6 AT and SF R/W 400 gpm

In 1975, it was estimated that the pumps operated for approximately
1800 hours or roughly 20% of the year. However, it is estimated

that, to process the current estimated volume of sewage (116,900 GPD) ,
the pumps are required to operate approximately 80% of the time.

Although not directly related to sewage flow from the Harbor
District, it is important to note that the San Luis Rey Treatment
Plant has a remaining uncommitted capacity of only 0.2 MGD. As a
result, the city adopted ‘a moratorium on application for residential -~
development on September 21, 1977. The moratorium was subsequently
extended until August, 1978. Expansion plans for the SLRTP are
currently under study with the earliest date for completion of
construction scheduled for August, 1980.

_ Electrical Power and Natural Gas

.. ‘Electrical power and Natural Gas are supplied by San Diego Gas and
Electric. Current consumption for electrical power, based upon
average planning figures provided by SDG&E, is approximately 275,600
KwH/month. The Harbor area is equipped with four transformers and
underground 12KV lines along both Harbor Drive North and Harbor
Drive South. SDG&E generates most of its own electrical power with
fossil fuel plants and a small amount at the nuclear plant at San:
Onofre. Power is distributed throughout the service area via a
network of high voltage transmission lines.

The City of Oceanside reguires that electrical service cables for
new buildings be placed underground, which would follow current
practice in the Harbor Area.

Natural gas consumption for the Harbor Area, also based upon
planning figures from SDG&E is currently estimated at 16,766

therms/month (1 therm=1,000 cubic feet). Natural gas is supplied
to the Harbor Area through a 2 inch line along both Harbor Drive
North and South. SDG&E receives its natural gas supply from the
Southern California Gas Company. i
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4.2.6 Public Services and Facilities

Police

The Harbor Patrol is responsible for providing 24-hour police
services within the entire Harbor Area. Assistance from.the
Oceanside Police Department is requested only for extreme emergen-
cies such as a felony, murder, etc.

Fire Protection

Initial fire protection within the Harbor Area is provided by the
Harbor Patrol and the Coast Guard. Their patrol craft are eguipped
with extinguishers capable of controlling minor fires. Fire
protection for major land based fires is provided by Fire Station

No. 1 of the Oceanside Fire Department located at the intersection

of 3rd and Nevada Streets. The station's response time to the .
Harbor is between 3 and 5 minutes.

Hospital Facilities

Initial first aid is provided by the Harbor Patrol. Major medical

problems are usually referred to the Tri-City Hospital located
approximately 6 miles from the site near the intersection of College
sulevard and Vista Way (Rt. 78). Ambulance service is also pro-

vided by the hospital. Paramedic services are available through -
the Fire Department.

Solid Waste

Trash collection within the Harbor Area is provided by the Public
Works Department of the City of Oceanside.

The trash receptacles are randomly located in unenclosed areas
throughout the harbor. Solid waste service vehicles collect trash
every 5% days utilizing the primary vehicular circulation system
for access to these receptacles.

"4.2.7 Visual Quality

One of the major factors considered in the development of the Precise
Plan was the preservation and enhancement of public views within,

to and .from the Harbor Area. These views represent the major means
by which most persons understand the existing "character™ of the
Harbor. They are typified by view corridors both to and from the’
Harbor Area as well as site-specific visual quality conditions
created by the structures, landscaping and street furniture. Among
the major views present at the OSCH are:




In addition to views and view
influenced by on-site design,

The entry view at the Harbor Drive approach down-
slope between the two embankments on' either side

of the street. This entry point provides a focused
"window" view of the Harbor north basin and adja-

. cent urban and river environments.

The views of the Harbor Area from the freeway and
Hill Street. These views, while limited in arc

and duration, are of value in terms of their per-
spective of the area and establishing the "setting"
of the Harbor within the Oceanside/Camp Pendleton
urban environment. . :

The views to the docks and water area from both
vehicular passenger and pedestrian eye level. Such
views are a major feature of the peripheral vehicu-
lar/pedestrian circulation system within the Harbor
Area. Views of the Harbor and the ocean are occasion-
ally obstructed by buildings, walls or other architec-
+ural features; however, such features are considered
part of the "overall” Harbor appearance from the peri-

pheral streets.

The view of the Harbor Area from seaward. This view
is dominated by the Marina Towers which serves as a

landmark for boats entering the Harbor channel. At

night this entry can become confusing because of the
many urban-area background lights which tend to ob-

literate the,entrance~navigational»aids.

The view of the San Luis Rey River mouth area. This
view from Harbor Drive South, although partially ob--
structed by the rip-rap embankment forming the north
side of the river channel, provides a valuable nat-
ural contrast to the intense urban nature of the
Harbor Area. ' ,

The Precise Plan addresses problems and opportunities related to
these aspects of the Harbor's visual quality as well. Among the
principal site-specific visual quality characteristics are:

O

Differing architectural styles used throughout the
area. Eleven different styles are utilized among
the eighteen major buildings/building complexes,

- which inhibits the creation of any continuity of ap-
pearance within the area on the basis of existing

architecture.
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o Limited recreational open, or "green", space for
_ pedestrian/visitor use coupled with non—contlnuous
pedestrian circulation system. The lack of adequate
landscape/street furniture treatment in pedestrian
areas and walkways, such as shade trees, benches,
etc., presents an uninviting visual quality in these
areas.

o} Limited landscaping to "soften" extensive parking
and circulation features. A majority of the land area
not devoted to buildings is encompassed by parking
lots and streets. The existing landscape treatment
in these public areas is inconsistent, with extensive
treatment in some areas, such as slope embankments
and lawns, while being non-~existent in others. Most
parklng areas lack landscaping completely, resulting
in a bleak appearance for these large portions of the
Harbor land area.

4.2.8 Noise

Noise contours mapped in the City of Oceanside General Plan
Noise Element for Interstate 5 and the AT and SF right-of-way
indicate that the Harbor Area is not within the 65 dB contour
for the freeway. However, noise from trains affects an area
approximately 200 feet wide on either side of the AT and SF
right-of-way. The affected area stretches from the water's edge

',g;adjacent to the portion of Harbor Drive South which parallels
the right-of-way to approximately 40% of the width of Parking

’“Lot #1. AMTRAK runs 12 trains through Oceanside daily, except
. for Friday and Sunday on which 10 runs are made. Trains run

.almost hourly, passing through Oceanside from 6:34 A.M. until
10:09 P.M.

Noise within the remainder of the site is primarily the result
of traffic on Harbor Drive North and South. Noise contour
mapping was conducted for the Harbor Area in the Noise Element
because it contains no major streets. However, because of the
generally low velocity of wvehicular travel within the Harbor
Area, it can be assumed that traffic noise levels within the
Harbor Area are within acceptable levels for the types of land
uses present and present no major problems.

4.2.9 Archaeology

There are no recorded significant archaeological sites in the
Harbor Area. This has been substantiated by a record search con-
ducted by the San Diego Museum of Man, performed for the entire
City of Oceanside, during preparation of the Environmental Re-
source Management Element of the General Plan. A subsequent
check specifically for the OSCH was conducted prior to prepara-
tion of this EIR with the same result. (See Appendix.)
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Prior to construction of the Harbor, its site consisted of beach

and sand dune areas. The dredging and land fill measures conducted
during its construction all but preclude the possibility that an
undisturbed site exists. Should any future excavation/construction
projects reveal the presence of archaeological sites, field
reconnaissance would be conducted soO that findings could be properly
evaluated and logged and necessary mitigation measures instituted

to salvage or stabilize any affected archaeological remains prior

to completion of excavation/construction. - :

4.2.10 Related Planning Activitieé

Corps of Engineers

The U.S. Corps of Engineers currently has underway: continuing
studies of the San Luis Rey River Flood Control Project (with
related studies‘concerning;environmental conservation and pro- -
tection); the Oceanside Beach Frosion Control Study; and re- T
lated to this effort, a study of the possible Corps activities
construction which might be involved with a Harbor expansion
in the "turning basin" area inside the existing breakwater,
along with studies of surge control measures necessary to en-
able the existing Harbor to achieve full, efficient and safe

. operation.  None of these studies were sufficiently advanced,

in terms of output at this writing to enable their detailed

description here, but they are described in general terms in
other portions of this document where information on effects
was available and considered significant. (Prior COE expan-
sion studies for the Harbor were considered infeasible by COE
and others and are not discussed here.) ‘

Harbor District

The Harbor District had just commenced, at this writing, a
preliminary study for Harbor expansion in the turning basin
areas, coordinated with the COE analysis described above.
Portions of the early analysis have peen utilized in the im-
pacts section of this document in order to determine their
general implications on the proposed action (Precise Plan).
These discussions are primarily focused on the effects on cir-
culation and land uses within the existing Harbor. :
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4.3 PHYSICAL BIOLOGICAL SETTING

4.3.1 Topography

The Harbor Area is basically a beach and dune area topographically.
The original configuration of the area has been largely oblit- .
erated by the Harbor development, which included considerable £ill
in the land areas at the time of construction. Beach elevation
along the strand between the ocean and the South Basin of the
Harbor ranges up to 10 feet above mean sea level. The width of
the beach is approximately 300 feet with the furthest inland,
portion, about 100' wide, being sufficiently consolidated to sup-
port limited vegetation. A bluff forms the inland boundary of

the Harbor Area separating it from Camp Pendleton which is lo-
cated at the higher elevation. This bluff runs essentially para-
llel to the coast throughout .the Oceanside area at an elevation
varying between 20 and 40 feet. In the Harbor Area it has been
graded and landscaped to conform to the Harbor's comfiguration.

4.3.2 Geology and Soils

Soils in the Harbor Area consist of beach and dune sand. These
silty sands can be excavated with ordinary earth-moving equip-
ment, although it would require shoring. The sands are uniformly
fine-grained and not cemented. These materials are not expansive,
but the upper five feet or so generally is compressible and sub-
ject to settlement, as would be any fills placed over them. The
sand is estimated to be about 100 feet deep. .

The only signficant geotechnical problem in this group is the
necessity of providing appropriate drainage structures for
groundwater and surface water. Slope stability is a relatively
minor problem in excavations in this group of soils.

The groundwater levels either fresh or brackish, are within a

few feet of the surface. In some places, shoring and other sup-
port techniques would be needed during excavation. Drainage
facilities would have to be provided for excavation and construc-
tion in those areas. .

Soils investigations conducted in 1976 for construction of the
Chart House Restaurant indicated this section of the Harbor
District to be underlain by layers and/or lenses of clayey soils
at varying depths below the ground surface. These clayey soils
were determined to be subject to significant settling, if subjec-
ted to additional pressures such as from new building foundations.
Construction over such soils would require foundations to be sup-
ported by driven piles designed to distribute the structural loads
by shear. Similar soil conditions may exist in other portions
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of the Harbor Area.

se most outstanding erosion problem in the Harbor Area 1is the
_eterioration of the beach. This has been a chronic problem
since 1942 with the construction of the Camp Pendleton breakwater.
The beach is artificially replenished annually by pumping sand
from other locations to the beach area. One source for this
sand 1s the annual dredging of the Harbor which accounts for an
average of 300,000 cubic yards per year. Other solutions to.the
problem are under consideration. '

There is one active fault within a radius of 25 miles of the
Project Area. It is the Inglewood-Rose Canyon Fault which has
been mapped approximately five miles offshore by the U.S. Geolo-
gical Survey. According to the geotechnical investigation pre--
pared for Oceanside by Burkland and Associates, "An earthquake
of magnitude of 6.5 or greater with its epicenter on the Ingle-
wood-Rose Canyon Fault could result in secondary seismic effects
(in the Harbor Area)." These effects are outlined in the follow-
ing table. I : o ' : ‘

- : : ; , e

TABLE 4-5
POTENTEIAL SECONDARY SEISMIC EFFECTS

) Assumptibn: Ihglewood-aose Canyon Fault
J Epicenter, 6.5 magnitude (min.)

SECONDARY . L '

EFFECT : ] DESCRIPTION. , ; . POTENTIAL

Liquefaction Soils lose cohesive strength, Minimal to mod-
become '"qulck" and unable ‘ erate in and around
to bear the welght of over- lagoons and along
lying soils and structures. beach.

Lurch Cracking Fissures in the ground. Minimal to moderéte

in and around lagoons
‘and along beach.

Lateral Spreading Movement of loose spoils
. over low-angle slopes into
" open areas during an earthquake. Minimal to moderate
L : in and around lagoon
and along beach..

Local Subsidence Soil compaction. Minimal’ to moderate.
Tsuanami Ocean wave gederated by earth~  Rare
. quake.

SOURCE: ° Geotechnical Investigation for General !
Plan Revisions, Burkland and Assoclates,
August, 19708, as quoted in Clty of Oceanside,
" Environmental Resource Management Element, 1975
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4.3.3 Hydrology and Water Quality C

Baseline information concerning hydrology and water ‘quality with-
in the Harbor has not been previously developed to any detail permitting
presentation of a definitive statement specific to OSCH 1n this
EIR. The Regional Water Quality Control Board has done no test-
ing within or near the Harbor for several years. However, tbe
Harbor District has not observed any water gquality problems 1in

the Harbor, nor have they received any camplaints concerning water quality,
except for isolated incidents not indicative of a trend or major problem.

The principal cause of water quality decline in a Small Craft

Harbor Area is illegal discharge of effluent from marine heads

or vessel holding tanks. State regulations have prohibited such
discharges since the 1960's.. An additional problem is illegal

or accidental discharges of petroleum products from bilge dis-

charges or small fueling spills. Responsibility for policing

such spills rests with the U.S. Coast Guard. Further contamina- =
tion, particularly of the sediment of the Harbor floor, can re-

sult from chlorinated hydrocarbons (such as DDT), polychlorinated
biphenyls (PCB) and heavy metals (such as mercury, lead, silver,

etc.). These pollutants find their way into the marine environ-

ment from a variety of sources including domestic industrial ef-

fluents, rainwater runoff, ship repair yards where anti-fouling

paints are removed, paint deterioration resulting from scraping o
and sloughing and air pollution fallout. Some of these substances , (M :
accumulate in sediments and complicate dredge spoils removal and §
disposal. Most of these substances, when present in excess gquan- :
tities, have been shown to have some adverse effects on marine

organisms, although no indication of this has been documented in OSCH.

Enclosed water bodies such as bays, harbors,estuaries and-lagoons : .
with their limited circulation and abundant plant and animal '
species, are more susceptible to damage from water pollution than

is the open sea. Most wastes discharged into the water consume

oxygen as they decompose. Decomposition of large amounts of or-

ganic wastes in semi-enclosed areas with poor water circulation

can cause fish kills, algae blooms, stagnation, foul odors and

smothering of benthic organisms.

Typically, a complete flushing, or exchange of the water in the
tidal prism in such areas within a 72-hour period is desirable,
with longer periods providing an opportunity for the above
conditions to exist. It is estimated that the current rate of

4-3y



{

‘exchange in the OSCH is within acceptable limits, approximating 72 hours.

The California Coastal Act seeks to maintain, manage and restore.
ocean water quality in such harbor/estuary areas through control
of waste discharge from treatment plants and vessels. Use of
sewage system hook-ups at berthing docks, as well as holding
tanks and pumpout facilities, would be required in design and
operation of future berthing and should be closely monitored and enforced.

Water quality of the San Luis Rey River Lagoon was monitored.

in 1972. At that time, it was found to be of sufficient quality
to support a small to moderate warm freshwater fishery. The
lagoon is about 10 acres in area and is formed by a sand bar
at the Pacific Ocean. Surface flow in the river is reportedly
ephemeral, thus resulting in the closing of the river with a
beach berm caused by the tidal action of the ocean. Pacific -
Street passes on top of this berm connecting the Harbor Area to
the City. During flood flows the -beach berm is breached, allow-
ing direct flow of the river into the ocean.

The lagoon is presently maintained by seasonal runoff and water
released from Lake Henshaw, a water conservation reservoir. In
1972 the stream flow estimate at the head of the lagoon was 7

... cfs. :

"._‘The San Luis Rey River Mouth/estuéry has been displaced in recen

years by activity upstream. In 1955, the City of Oceanside
elected to dispose of the effluent from the La Salina sewage
treatment plant by spreading the wastewater in the lower San Luis

Rey River Valley. This operation was guite successful in raising

the ground water level in the Valley. A residual effect was to
increase the flow in the San Luis Rey River. However, in 1964,

the Regional Water Quality Control Board issued a Cease and Desist
Order against this method of handling wastewater when it resulted.

in septic conditions in an upstream reservoir. This order is
still . in effect and has had the result of decreasing river flow.
Water quality in the lagoon was not appreciably affected.

4.3.4 Air Quality

Oceanside, including the Harbor Area, falls within the San Diego
Air Basin administered by the San Diego County Air Pollution
Control Board. Vehicular emissions are the major source of smog
and other air pollutants in the area because of limited heavy

or pollutant producing industry in the Oceanside area. The.
following table, based upon information gathered at the San Diego
APCD monitoring station in Oceanside, presents the number of

days per year .in 1975 and 1976 on which various pollutant levels

- equalled or exceeded accepted state or national standards.

,/) ‘
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Figures for downtown San Diego, the most intensely urbap area
within the air basin are also presented as an illustrative com-
parison. ' o

Table 4-6

Air Pollution Levels - Oceanside & Downtown San Diego

Oceanside - Days in Downtown - San Diego
Excess or Equal to Days in Excess or Equal to Calif. Std.
Calif. std.
Pollutant 1975 1976 1975 1976 Federal Standards
Oxidant Level 34 96 25 65 .08 ppml
Nitrogen Dioxide 2 3 4 6 5.0 pphm2
Sulfur Dioxide .0 0 0 1 3.0 pphm?2
- Carbon Monoxide* 0 0 — 0 0 40.0 ppml ™
Ozone 43 69 29 45 8.0 pphml
Hydrocarbons 179 222 ‘ 306 349 160 ug/m3
Suspended Particu- 83 83 75 70 "60.0 ug/m4
late ‘
. |
1) 1 hr. average 4) annual geometric mean Nl
2) annual average * California Standard (

3) 3~hr. period L

The quality of the air in San Diego County is slowly improving .
due to-improved auto emission control and favorable weather con- o
ditions. Oceanside has shown the same trends in air quality as

the rest of the County. The major trends since 1960 include

the following:

1) Lower Oxidant Levels;

2) Slight decrease in oxides of nitrogen;

3) Little or no change in nitrogen dioxide,
sulfur dioxide and hydrocarbons; and

4) Decrease in carbon monoxide levels.

However, it should be noted that lévels of air pollution vary with
overall climate, localized climatic conditions, local topographic
characteristics and other factors, including pollution from in-
direct sources.

The City of Oceanside is participating in the San Diego Regional

Air Quality Strategy (RAQS) which came into effect during 1977.

The RAQS has established performance objectives for reduction

of pollutants from both fixed and mobile sources to be achieved :
and maintained over the next 20 years. The tactics adopted as

vart of the RAQS which either directly or indirectly would af- (
fect air quality standards within the Harbor or Study Areas include:
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increased gasoline vapor Irecovery;j vehicle inspection.and mainten-
ance, coordination of land use and transportation actions, van
pools/car pools; bicycle trail systems, and various emlssion con-
trol standards for autos and motorcycles.

4.3.5. Biota

The Harbor Area, being of an urban nature, supports no rare or en-
dangered terrestrial flora or fauna. All terrestrial plants within
the Harbor Area are man-introduced and primarily of an ornamental
nature except for a small patch of salt grass in the beach area. _ '
These plants provide little in the way-of valuable habitat for
birds or animals. What terrestrial species are present, are
highly adaptive to man's presence and commonly found within the
urban environment. ,

The COE is currently conducting studies of the Harbor itself re-
garding marine flora and fauna as well as marine water quality.
However, their findings will .not be released until November 1978. .
No rare or endangered fishes inhabit the Harbor. However, the e R
Brown Pelican, Pelecanus Occidentalis Californicus, has been known

to frequent the vicinity of OSCH in the past, feeding both within

the harbor and turning basin areas. This species is considered

+ v v————y - WS b SR =T

generally adaptive to the presence of man in its habitat. It is

also possible that the Least Tern may frequent the adjacent area,

. however, no sitings have been recorded or documented.

" Adjacent to the Harbor Area and within the Study Area are the lagoon

and marsh areas associated with the mouth of the San Luis Rey River.
Together, they are considered a significant habitat area within
Southefn California. The most significant of the river mouth's
habitat characteristics include the presence of 15 important plant

‘association groups, various fresh water game fish, and its function

as a resting area on the Pacific Flyway. The river/habitat area
is separated from the OSCH by a rip-rap wall constructed as part
of the initial harbor development in the early 1960's. This rip-
rap flood-control wall, which forms the northerly bank of the
river channel has modified the river to the extent of narrowing
the channel. ‘ '

San Luis Rey Lagoon supports a small to moderate population of
warm water game fish. Comments by/iocal fishermen in the early
1970's implied that the lagoon was not well known and testified to
4-6 pound catches of largemouth bass, Micropterus Salmoides. Also
present is a large population of mosquitofish, Gambusia Offinis,
which is desirable for insect control and as a forage fish for bass
and sunfish. Other fish present include the Bluegill Sunfish, \

T T
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Lepomis Macrochirus, and the Brown Bullhead, IctaluruslNgbulosus.
Studies have not been conducted to determine the capability of

the existing population to withstand continued fishing pressure. | (

The limnetic zone is abundant with zooplankton and phytoplankton
as well as larger floating plants, which are used as forage for
herbivorous fishes. The littoral zone is plentiful in vegetation
which is used for food, shelter and spawning. In most areas
shade is provided by the rich vegetation along the shore of the
lagoon. The benthic or bottom material is sand with some silt or
detritus deposits and algal growth in the shallow areas. Fresh-
water crayfish are in abundance and used as food by fish, birds,
and other carnivores in the river and lagoon areas.

The San Luis Rey River mouth area is quite significant for the
quantity and quality of flora present. Remnants of coastal marshes,
which formerly possessed a much wider distribution in California,
are now restricted to a few thousand acres. Both the marsh and
the lagoon are judged to be extremely productive environments by
the quality and number of plant species present. The lagoon has
three abundant plant species which constitute an important water-
fowl food plant. The marsh, by contrast, is extremely varied in
its floristic composition. The marsh contains largely brackish
marsh species such as salt grass, pickleweed, salt bush, salt-
marsh fleabane, and brass buttons. There is a wide variety of
floral and habitat types to be found in the marsh, and each type

>

may be associated with water of varying depths and soil of (“

varying moisture contents. These areas are not only distinctive
in visual appearance, but each may support one or more distinctive
animal species or be of singular importance as food or cover for
migratory species. These plant species have been divided into

15 major plant associations based upon the most dominant species
and are presented in the Appendix.

The avifauna of the San Luis Rey River within the Study Area is
varied in direct relation to habitat. At least 55 species of birds
were recorded in a survey conducted September. 30, 1972 and

October 1, 1972, in conjunction with the EIR prepared for the North
Coast Village housing project. (More recent information is pending
release of COE studies.) The type of birds range from upland
species, such as the mourning dove, western meadowlark and road-
runner found on the periphery of the marsh area, to shore birds,
waterfowl, rails and herons. Each of these bird species is
associated with a distinctive habitat type which they may use as
nesting sites, escape cover, food source and or roosting areas.
They are listed in the Appendix.

The only rare or endangered species identified in ‘the survey was

the Brown Pelican which is an uncommon vistor to the Lagoon Area.
The same 1972 survey indicated that there are relatively few
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species of mammals which inhabit the San Luis 3ay River portion
‘of the Study Area. Most of the mammals occurring here are
terrestrial species with the exception of racoons, which frequent

~ the marsh in search of food. A majority of mammals depend upon

-tHe  southern edge of the marsh and the easterly portion of the
terrestrial part of the river basin, just west of the freeway
bridge. Although direct sampling was not conducted in 1972,
several small rodent runs are present in the marsh, indicating
a sizable population. House mice are present on most dry land
surrounding the marsh and provide food for hawks and possibly
herons. : S

California ground squirrels are found on the dry land surrounding
the northern and eastern portions of the marsh. These animals
also occur near the western edge of Harbor Drive. Brush rabbits
are also found on the land surrounding the marsh to the east and
north. o ‘ o '

Other mammals that most probably occur in association with the o
marsh, are certain species of bats, shrews, skunks and possibly.
meadow moles. No rare or endangered species were recorded during

- the 1972 survey, and none have been subsequently documented in ‘

the OSCH Area although current studies are underway.

. 4.3.6 Oceanography

5w~}An environmental factor critical to the use of OSCH has been the

"surge" problem experienced periodically in the entrance to the
harbor. Not only does this problem create hazardous entrance
conditions when it is present, but also limits development of
critical in-water facilities within the existing harbor (slips,
transient docks, new harbor district docks, etc.), and has
necessitated the removal of a number of damaged docks.

Surge conditions occur most frequently during winter storm
conditions when long wave and swell conditions occur from the
southwesterly and westerly directions. Existing jetties and
breakwaters do not provide adequate energy absorption and
deflection to restrict these swells from entering the harbor ‘
entrance and subsequently the central portion of the harbor itself.
Surge conditions may reach a height of 6 - 8 feet above the mean
sea level, under some conditions within the harbor entry. In the
past this condition has resulted in damage to transient docks and
boats within the harbor as well as danger to boats entering to
seek shelter. The COE is currently studying various alternative
solutions to this problem.
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Breakwaters and jetties have a design height of 12 feet to
accommodate these tidal conditions when accompanied by normal
swell conditions. The entry channel to the harbor has a de-
sign depth of 20 feet below the mean low lower water level
while the basin channels have a 15 foot design depth (shallower
depths reported).

A third oceanographic concern in the Oceanside area is littoral
drift of the beach sands. Since construction of the Del Mar
Boat Basin (DMBB) in 1942, normal littoral drift downcoast

from the basin has been interrupted by its jetties, resulting

in prevention of natural replenishment of sand moved away from
the Oceanside beach by the same littoral drift action. Severe
erosion of the Oceanside beach has resulted. In 1957, the

north breakwater of the DMBB was lengthened to fac1lltate dredg-
ing of trapped sand on a routine basis. Dredging is normally
conducted at 18 month intervals; however, the actual length

of time between dredging operations varies depending upon annual

weather conditions. On an average, 300,000 cubic yards of sand

are dredged annually. The build-up of sand historically was
a navigation problem, but has largely been corrected by the
dredging operation.
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4,4 THE STUDY AREA PLAN

The California Environmental Quality Act (and‘standard planning
')ractice) requires that a project be examined in the context of

surrounding areas, and that the cumulative effects of development

be analyzed. To meet that requirement a Study Area Plan was de-
veloped for the purpose of examining the land use, circulation,
and visual relationships of the.Harbor to the surrounding "Study
Area". Study Area information is provided here for informational
purposes only. The actual land use recommendations for the

Study Area will be contained in the planning documents for those

specific areas (i.e., Redevelopment Plan, San Luis Rey River
Specific Plan). '

Land use and circulation changes in the Study Area which have
been shown in the Precise Plan are necessarily more general in
nature and would result from: normal market forces (possibly
stimulated by development and upgrading in the Harbor); the
activities of other government agencies (Corps of Engineers in
San Luis Rey River Project) and the improvements which would be
implemented by the City of Oceanside and the City's Redevelopment
Agency in the Redevelopment Area. Review of the two generalized
land use and circulation alternatives proposed for the Study Area
by various City agencies, Coastal Projects Commlttee, and others
indicated that a more generalized version of Study Area Alterna-
tive 2, with certain revisions, represented the preferred char-
acter for Study Area development.

.. ' Ihe resulting generalized Study Area land use and circulation
are shown in the accompanying illustration, and are summarized
below. Study Area impacts and alternatives are summarized under
those respective chapter heading. : '

4.4,1 Study Area District Descriptions‘
Northwest . | o

The land use and circulation recommendations for this area have
been essentially confirmed as described in the alternatives for
this area covered in prior studiles.

This area would have a continuation of the existing "highway
commercial" uses such as the existing motels, gas stations,
and restaurants, possible remodelling of the garage use and
Hill Street commercial uses (where structurally feasible), or
desirable to retain existing uses. ‘

Development of new uses would include a motel such as the pro-
posed Holiday Inn (at a scale compatible with view and massing

~ requirements of the Coastal Commission), and specialized commer-
cial uses serving the Harbor Area in the existing residential
area, when this area reaches the end of 1ts useful economic

) ind physical 1ife, and replacement by commercial uses might be
warranted. '
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between these areas and the proposed residential uses, with
pedestrian, equestrian and bike traills connecting to proposed
and existing systems following the river, and connection to the
'arbor across a pedestrian-bike connection on Pacific Street.

Southwest District - This would continue to be the most inten-
sively developed district, with a continuation of the current
use pattern to 8th Street, although at lower densities than in
the past. An extensive system of public accessways to, and
paralleling, the beach, providing pedestrian, bicycle and mini-
bus access, would be developed in this area, and would link to
the Harbor Area via Pacific Street in a slightly modified form
for use by bicycle, pedestrian, and minibus transportation, and
as a peak egress period ("exit only") from this portion of the
Harbor. The re-routing of Pacific Street along the southern
riverbank would enable connections to be made to trail systems
along this major open space, and would provide connections to
the above systems along the beach front. A crossing of the
raillroad tracks by an Bth Street bridge with improved connection
to H11ll Street, would provide access to the major arterial
streets in this area (H1l1l, Pacific) for residents of the area,
as well as a more direct connection to the freeway, if proposed
modifications to the 8th/Hill/freeway ramp intersection are
undertaken. The small.triangle defined by the railroad, the
Agea development and Pacific Street would be designated for

a beach parking "remote lot". Additional public access through
the beach fronting North Coast Village would also be required
for pedestrians.

san Luis Rey River - Development of the proposed flood control
facilities would be in the form of a linear park, in such a

way as to enable both an aquatic park/preserve to be developed
within the riverbed area. The more active uses in the linear
park and adjacent Harbor Area would be screened to prevent
visual or uncontrolled activity intrusion into the more natural,
or preserve/conservation areas of the aquatic park by limiting
access and use of extensive landscaping for screening lights,
noilse, etc.

Use of the aquatic park as a public open space, under the pre-
serve/conservation concept, would be limited to observation

_ of the area from a walkway and observatlon area system along

" the improved river jetty plus a series of interpretive centers
describing both natural systems and the role of the area as a
flood control measure. Additional planting, channel modifica-
tion, earth moving and water quality level malntenance improve-
ments would establish the preserve, which would have a detalled
plan developed for it under local,state, and federal auspices,
based upon current Corps of Engineers planning efforts.

At present, the actual designs and use cycles of thils proposed
use are still under analysis and remain quite flexlible. The
former conceptual plan for this area, developed as a part of

he City's Redevelopment Plan, is no longer applicable to this .
area, based upon current planning studies. :
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These specialized commercial uses would be Harbor use/activity-
supportive in that they would be the service, manufacturing,
and repailr uses which are typically found in the area around
commercial and recreational harbors, but not in them. Examples
of these might be: : :

" Custom Boat Building/Boat Servicing

o]

0 Engine Repalr :

o Marine Hardware Manufacturing/Warehousing (Custom)

o} Specialized crafts such as electronlcs, repair,
fiberglassing, woodworking, and general shipwright
activities

o) Discount and wholesale marine hardware sales

o] Sailmakers/Canvas shops

o] Diver and fishing gear suppliers/repair

0 Other commercial uses, competitive with in-Harbor

uses, including yacht sales/brockerage, restaurants,
ete. ‘

A major signing program, coupled with street improvements to
Harbor Drive and Riverside Drive, as well as Carmelo and Monterey
Drives, would provide improved access and "visibility" for both
the existing Harbor Drive entry and the proposed new Riverside
Drive entry, as described in the Design Guidelines.

The exlsting and new under-railroad connectlons, while a part

of the Harbor -area, are essentlal to this ared-'as would be the
pedestrian connections (both at grade, and at over-street levels)
which—are suggfested inithe Precise’Plan for this area. "Such con-
nections would enable direct access from the motel, restaurant,
and retall Harbor-serving uses to the Harbor and beach areas
without requiring use of vehlcles, and would enable direct con-
nection with the Harbor pedestrian system and trams.

Landscaped "entries" and entry streets to the Harbor Area would
also provide an improved "image" for both the approach to the
Harbor Area in this important location and to the existing and
proposed uses in the entire Northeast District. :

Southeast District - This area, currently characterized by ex-
isting viable commercial uses interspersed with vacant and

~ underutilized land, would have new and rehabilitated existing
commercial development along Hill Street (highway oriented/sup-
portive uses would be feasible due to proximity and visibility),
with multi-family residential uses recommended for the areas
west of the Hill Street corridor and south to 8th Street. These
residential uses should provide for seasonal and transient use
through development of rental units and should use site planning
approach responding to the curving, sloping, contours and the
ocean/river views which characterize this area.

The slopes defining the San Luis Rey River and the A.T. and S.F.
Railroad would be developed as a landscape/open space buffer
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4,4.2 Study Area Land Use/Circulation Issues

This sectlon includes a general description of the Study Area's
existing and potential uses, a discussion of the potential for
new uses which would be compatible and mutually supporting with
those of the Harbor Area, and elements common to both which

are critical to the Harbor Area (i.e., circulation, parking,
redevelopment). The Study Area is divided into three distinct
districts by the Santa Fe Railroad tracks and the San Luis Rey
River. The discussion proceeds district by district. (See
accompanying illustration. .) '

Northeast District

The northeast district is bounded on the north and west by
Harbor Drive and Hill Street which provide the area with ac-
cess to the San Diego Freeway and Central Oceanside. The dis-
trict's primary uses - - Travellodge, Sandman Motel, 3 gas
stations and the Colony Kitchen - -~ have recently been developed
because of the direct freeway visibility/accessibility and the

proximity of the Harbor and the Main and Del Mar Gates of Camp
Pendleton.

The Holiday Inn motel chaln proposed a motel use for a vacant
parcel south of the Travel Lodge which receilved approval of

the City Planning Department and City Council, but was denied

a permit by the State Coastal Commission. The Coastal Commission's
reasons for denial were: "the project's growth-inducing effects
occurring before logical planning would suggest the need; accumu-
lative traffic impacts on Pacific Street (existing and proposed
bridge realignment) and Harbor Drive leading to an overloading

of beach access routes; cumulative impact on wildlife habitats

of San Luis Rey lagoon; impact on views (from on-site and off-
site); lack of a specific plan to guide visual appearance of

the coastal area". The Holiday Inn is currently preparing new
plans for the same parcel. The above issues leading to a permit
denial apply to the development and redevelopment of other par-
cels in the Study Area and Harbor as well, since many of them

are also applicable to the overall Precise Plan.

The remainder of the parcels in this district are either vacant
or underutilized and are subject to possible redevelopment or
improvement. The majority of this-land is in two ownerships.
The land north of Riverside Drive is shown as General Commercial
in the City's General Plan Land Use Element. Based upon Coastal
Commission recommendations and expressed developer interest in
tourist-oriented commercial uses, this area could continue the
exlsting trend, and would be compatible with the Harbor Area.

The interrelationship (circulation and use) between this dis-
trict and the Harbor is critical to the future use of the
currently isolated and underutilized Parking Lot (Lot #1) and
in achleving improved circulation for the  Harbor. The connec-
tion between Monterey Drive, Riverside Drive, and the parking
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in Lot #1 could be improved both visually and physically. The-
district's future use has the greatest potential to accept Har-
bor and coastal related uses (i.e., visitor/tourist facilities)
and Harbor related commercial and service facilities.

Southeast District

The district southeast of the railroad is bounded by H1ill Street
and 8th Street which provide collector 'and local circulation in
this area. This district is the farthest removed from the Har-
bor in terms of distance, vehicular linkage and land use. The
Mira Mar and Bridge Motor Inns are currently the primary uses
along Hill Street. The land between is either vacant or under-
utilized and subject to potential change. The largest use of
land in this area is a trailer park. This use could come under
economic pressures to redevelop for higher density and intensity
uses due to its location overlooking the Harbor and Ocean, and
its "interim" use character on such valuable land.

The Land Use Element shows the future use of this area as Gen-
eral Commercial. The Redevelopment Concept Plan proposed to
include this area in a "special high-rise joint-use development
district". These joint-use districts could include commercial,
hotel/motel, office and residential uses within master planned
"superblock developments".

This district does not affect access to the Harbor, and the land
uses, if they follow current recommendations, will not be harbor-
related. The Harbor does, however, provide a visual and recrea-
tional amenity which adds to development amenities for this dis-
trict, and would probably benefit (commercial uses-restaurants)
from nearby resident/employee populations.

Proposed circulation improvements in this area would increase ac-
cessibility to the beach, Harbor and recently constructed resi-
dential developments. The planned expressway (Highway.76) would
improve regional access but would require improvements on Hill
Street to mitigate traffic impacts of the Expressway stub.

Southwest District

. The district southwest of the river and railroad has experienced

recent major development activity. The 551-unit North Coast
Village apartments and the 56-unit Aaegea condominiums are high
density and high use intensity developments and comprise ap-
proximately 75% of this area's private lands. The other par-
cels are existing low to medium density residential and will

be subject to redevelopment pressure due to the beach locatlion
and their proximity to new construction. The Land Use Element
and Redevelopment Plan show this area as medium-to-high-density
residential use. :
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There is no available land in this district for harbor-related

uses. However, existing and future circulation is a major

issue related to this portion of the Study Area. Pacific (”
Street currently provides an indirect and poorly designed .
secondary access to the Harbor and beach area and is linked

to the Southeast District via the 6th Street surface railroad
crossing. Earlier proposals suggested upgrading this linkage

by construction of a proposed elevated Pacific Street bridge

across the San.Luls Rey River adjacent to the Santa Fe rail-

road bridge connecting with Harbor Drive in the Harbor.

This improvement, while improving accessibility to the Harbor

on Pacific Street from the south, would also provide access

through the Harbor for North Coast Village residents. This

would lead to higher traffic volumes being funneled through

Harbor Drive, which is already experlencing heavy congestion

at summer peak periods. Improved access from the North Coast

Village area to Hill Street and San Diego Freeway, therefore,

needs to be provided south of the river. The proposed 8th

Street Bridge (Redevelopment Plan) across the railroad could
accomplish this and improve ‘access~to the Harbor from the south. C

The existing Pacific Street R/W is proposed for a combined
public pedway-bikeway mini-bus route 1f Pacific Street is re-
aligned by the Redevelopment Plan. This link would maintain ac-
cess around North Coast Village and connect the Strand and Harbor
beach areas. North Coast Village currently blocks any potential
to provide this type of circulation along the oceanfront.

—.,

Santa Fe Railroad

The railroad alignment separates the Harbor, beach, and ocean-
front uses from the remainder of Oceanside and environmentally
impacts land on both sides (noise and visual). The current
proposal to lower the tracks through central Oceanside will not
alleviate any of the existing problems (circulation, and visual
physical separation) in the Harbor Area. The potential to im-
prove the connection (above or below the tracks) between the
Harbor and the northeast district of the Study Area, including,
of course, Parking Lot #1, has been stressed in most discussions
concerning the Harbor, as an essential item.

San Luis Rey River

The Corps of Engineers has received funding for initiation of

advanced engineering and design for the San Luis Rey River

flood control improvements. Current plans in the Study Area

are for channel grading (generally limited to removal of

spoll banks) and construction of 800 feet of rock-revetted levee

on the northern bank of the river from Parking Lot #1 to the

ocean. Any use within the river channel will be limited to rec-
reational uses which do not disturb biological productivity and
quality of the lagoon and marsh area. (
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Presently, the rip-rap jetty "edge" between the Harbor and the
river is not useable or landscaped and the opportunity to lmprove
its visual and activity relationship between the Harbor and river
is significant. Harbor plans would be coordinated with Redevelop-
ment Agency plans for the river and involve the participation of
the Army Corps of Engineers and Coastal Commission. Any construc-
tion in this area involves complex eritical ecologilcal/engineering
issues and must include detailed engineering/environmental studies.

A private proposal for a more passive "ecologlcal preserve' ap-
proach to the aquatic park has been conceptually planned in re-
cent years, providing habitat areas for wildlife, observation/in-
terpretive centers for controlled public use, and some commercial
concessionnaire opportunities. This proposal for a more passive
oriented aquatic park needs to be evaluated (in concept) in rela-
tion to the proposal for a more active recreational ‘use contained
in the Redevelopment Plan.
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5.0 -~ ENVIRONMENTAL IMPACTS

5.1 IMPACT DEFINITIONS

This discussion of impacts covers those categories of the Environ-

" mental Setting in which it is expected that the implementation of
the Precise Plan would result in "significant" environmental change,
or impact, including both human/urban uses of the land as well as
pertinent natural "systems" or resources. As has been previously
‘noted in the introduction to this document, not all of the setting
categories are considered to be subject to significant environmental
impact, and thus, under current CEQA guidelines for a "focused EIR",
are not treated in this section. The next section of this

chapter lists these environmental setting categories and a brief
statement as to the reasons that the impacts affecting them are
considered as insignificant. :

In each of the subsequent .sections of this chapter,.the impacts R
are discussed in terms of their relation to the "short—term" and

the "long-term", which generally correspond to the following activ-
ities in the implementation of the Precise Plan:

Short-Term

Not to be confused with the "Short-Range Plan", but rather covering
the period generally associated with the planning and construction
of a specific component or project within the Precise Plan, when-
ever in future time, these activities may occur. Thus, with imple-
mentation spread out over the entire decade or more covered by the
Precise Plan, short-range impacts will occur from time to time
throughout that period. They are, by definition, temporary or
transitory in nature, since they are associated with processes and
actions having a finite duration of generally not more than a few
months or a year in total (construction activity,for example).

Long-Term

These impacts are those which are generally associated with the

. operation of a facility, use or activity, over whatever duration it
can be projected to function in the Harbor. As above, this category
of impacts must not be confused with the "Long-Range Plan", since
many uses are, and will-be, in operation during both the Short-Range
and Long-Range Plans. These impacts are not transitory, but would
continue for the assumed functional life of the facility or use/activity.

5.2 INSIGNIFICANT IMPACTS o

As described above, a number of categories of the Environmental
Setting are considered to be insignificantly impacted by the imple- .
mentation of the Precise Plan and so are excluded from further anal-
ysis in this Impacts Section.
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The CEQA definition of Insignificant Impacts (from State Resource- <'
Code) is: -

"Any effect which is deemed to be either not
present, not capable of measurement by current
methodologies and technology, or which, if
presumed to be present, is of such a low magni-
tude as to not require mitigation.measures to
protect or preserve the natural or human
environment."

Categories of insignificant impact include:

Archaeologic Resources

Because of the confirmation, during this study, of the absence of
any recorded archaeology sites within the area of the Precise Plan
(by the San Diego Museum of Man), and the largely altered or built
up character of the areas, it must-be presumed that there will be
insignificant effects upon this resource category due to implement-
ation. (See setting discussion on this category.)

Social Services/Schools/Population Growth

Because the resident population directly generated by the imple- )
mentation of the Precise Plan does not increase or change substan- (
tially in character, no significant effects on these resident g
population-based urban systems are foreseen. (See Growth~-Inducing
Impacts discussion dealing with indirect residential growth issues.)

Topography

None of the recommendations of the Precise Plan would result in
substantial alterations to the existing major landform topography

of the Harbor Area, largely due to the built up nature of the
existing Harbor and the lack of need for fill or excavation related
to the major recommendations of the Plan. Minor topographic modi-
fications to existing major landforms may result from the proposed

. parking in the peripheral banks surrounding the Harbor, but the

" critical environmental issues associated with these efforts would

be 'soils, geology and biota, rather than major landform modifications.

Rare and Endangered Species

This important subcategory of Biota (terrestrial and aquatic flora
and fauna) has been thoroughly discussed with recognized authorities
whose knowledge and responsibilities cover the Harbor Area and
surroundings. The consensus of these sources is that:
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No rare and endangered species of terrestial or
aquatic flora have been observed and/or documented
within the Harbor Area to date, although some have
been observed along the general coastal area within
which the Harbor is located. None of the proposed
‘Precise Plan actions can be definitively said to
affect any of these areas, although continuing ob-
servations should be made.

No rare and endangered species of terrestial fauna
have been observed and/or documented within the
Harbor Area to date, although it is possible that
the peregrine falcon may use some of the adjacent
open areas (northwest of Del Mar Boat Basin) in Camp
Pendleton as a part of its activities along the
Pacific Flyway. None of the proposed Precise Plan
actions would result in effects on this or any other
presumed habitat for terrestial fauna.

While some sources have observed the use of the Har-
bor Area waters by the Brown Pelican, this bird is
extremely adaptive to the type of human activities
characteristic of the existing Harbor, and can be
assumed to be able to continue its use of the Harbor
Area as a feeding habitat area under an implemented
Precise Plan. California Least Terns have been docu-
mented in areas along the coast near the Harbor (in-
cluding the San Luis Rey River), but have not been
observed as documented in the Harbor itself, due to
the level of human activity and lack of a large inter-
tidal feeding habitat. No Precise Plan 'actions can
be reasonably expected to affect this species.

A survey of aquatic biota is currently underway by
the U.S. Army Corps of Engineers in the outer areas
of the Harbor, behind the breakwater, and is expected
to be completed some five to six months after this
writing. A review of findings to date (with the
environmental coordinator for this survey) indicates
that no rare or endangered species {(other than the

. Brown Pelican) has been identified to date in that
area of the Harbor and none are believed to exist
within the water areas which would be affected by the
Precise Plan. Continuing monitoring of this study
will be conducted, however, to determine the validity
of these initial opinions.




Hydfology : | ' Q

No significant alteration of the drainage patterns which are
currently present in the Harbor Area is expected to result from
the implementation of the Precise Plan. These drainage patterns
are already established within a built-up urban context with no
"natural” drainage courses involved, and would be respected in
the design of future facilities.

5.3 SOCIO-CULTURAL IMPACTS

s
L]

5.3.1 Jurisdictional Framework

The following is a discussion of the significant impacts that it
is anticipated the Precise Plan will have on the jurisdictional
entities whose powers and responsibilities affect the OSCH.

Federal - .o

U.S. Corps of Engineers

Because of the responsibilities the Army Corps of Engineers
have within the Harbor area, realization of many of the water-
related rehabilitation and development opportunities within
the Harbor, as outlined in the Precise Plan, is contingent
upon the Corps achieving a solution to the surge problem Qq
. . Which affects the existing Harbor. Should the Corps, because
of administrative or funding problems, be unable to correct
the surge problem by 1980, (the beginning of the timetable
for implementation of the Long-Range Plan) the water area
development activities outlined in the Long-Range-Plan could
not be carried out and many of those in the Short-Range Plan
would not have been realized. Should the Corps be able to
correct the surge problem, then all of these proposed improve-
ments can be accomplished. Since it has been developed under
the assumption that the surge problem would be corrected so
that additional facilities could be provided at the QOSCH, the
Precise Plan should have a significant impact on the activities
(or at least the administrative/financial timetable) of the
Corps of Engineers in terms of required coordination, timing,
etc. of any surge mitigation measures, reinforcing their immediate need.

Whatever the timetable the Corps utilizes for correction of

- the surge problem, the maintenance and dredging of the Harbor
entrance may still continue. The Precise Plan would not
impact this ongoing activity of the Corps.

U.S. Marine Corps

While representing a potential impact, any increase in activitm?
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State

Local

within the Harbor entrance (jointly used by both the USMC

and the OSCH) resulting from the Precise Plan, during both

the short-range and long-range time frame, should not cause
significant conflicts to occur between military and civilian
boat operations. Peak activity for the military occurs

during the weekdays while civilian use would peak during the
weekend, and adequate channel width is available for both uses.

The Long-Range Plan identifies a small portion of land, near
Parcel "J", as possibly being leased from the Marine Corps

to supplement the parking needs in that portion of the
Harbor area. The Marine Corps would have to approve this
use, as an acceptable lease agreement between the Marine
Corps and the Harbor District. It should be noted that this
parcel is a desirable, but not an integral part of the Long-
Range Plan. Utilization of this parcel as specified in the
Long-Range Plan would have a minimal impact on the operation
of the Marine Corps, but would involve the above-described . =
short-term impacts on administrative -activities and use
analysis by the USMC. '

California Coastal Commission -

By CCC approval of the Precise Plan as a part of the City of
Oceanside Local Coastal Program, the permitting process and
its activities will lessen the administrative load and
responsibilities of the CCC. The Precise Plan was developed
to respond to established policies and concerns of the

Coastal Commission. Therefore, the impact to the Coastal
Commission would be restricted to a review and approval effort
of the Precise Plan and would involve a.subsequent reduction
of administrative workload. o

City of Oceanside

Various departments of the City government would have the
responsibility of implementing portions of the Precise Plan.
The Planning Department would be responsible for the inclusion
of the Precise Plan in the Local Coastal Program for the City

- of Oceanside. 1In coordination with the Building and Safety

Department and the Harbor District, the Planning Department
would be responsible for coordination and facilitating imple-
mentation of the design guidelines. Actual compliance would
be the responsibility of the Harbor District and the lessees.
The Engineering, Sewer and Water and Street Departments, in
coordination with the Harbor District would assist
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“(whether administratively or with support personnel) 1in
the actual physical implementation of the Precise Plan
(1. e., installation of new water lines, restriping the
parking lots, installation of traffic control measures, (
etec.). A .

Although various City departments will be involved in the
implementation of the Precise Plan, it is not anticipated

that any additional staff personnel will be required beyond
those now being utilized. Therefore, the impact to the City
departments will be restricted to an increase in responsi-
bility involving the implementation of a number of capital
improvements projects over time, along with City costs to implement.

Special Districts

Oceanside Harbor District

The Oceanside Harbor District has the ultimate responsibility
for coordinating the phasing and actual implementation of
all aspects of the Precise Plan. Harbor District staff will
have the administrative responsibility of coordinating work
within the Harbor Area itself with all appropriate City
entities. The budgeting responsibilities associated with
the implementation of the Precise Plan also fall within the
jurisdictional area of the Harbor District in some areas of
capital improvements.

The existing Harbor District maintenance personnel currently -

Vo

©' ., responsible for all maintenance and maintenance relateé items
in the Precise Plan would be sufficient to respond to the
maintenance items identified in the Precise Plan. There
should be no impact to the maintenance personnel on the Harbor
District staff in terms of additional personnel requirements,
rather a possible alteration of work responsibility.

Because of the increased intensity of both land and water
area use which would result from the implementation of the
Precise Plan, the Harbor Patrol activities could increase
proportionally. Any increased demand for Harbor Patrol .
services could necessitate additional equipment and personnel
to adequately patrol the Harbor Area and respond to emergency
calls. No quantitive estimate of this activity level increase
can be reliably predicted until the implications of the
recommendations of the Precise Plan, coupled with those of
the currently underway Expansion Study, can be reviewed by
.the Harbor District's Staff and Harbor Patrol.
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5.3.2 Land Uses

Changes which will occur in the land use throughout the Harbor
Area as a direct result of implementation of the Precise Plan are
described below in terms of their short and long-term effects as
a result of the implementation of each of the two phases of the
plan.

Short-Range Plan

Residential

The Precise Plan does not identify any additional residential uses
within the Harbor nor are any existing residential land uses dele-
ted. Therefore, there will be no impact to the residential land

use category as a result of the Short-Range Plan. Some short-term
effects such as disruption of access, noise and other transitory
impacts due to general construction activity in the Harbor Area -~ ™=
will affect existing residential uses.

Commercial: Restaurants

The Short-Range Plan does not identify any additional restaurant
facilities within the Harbor Area; consequently, there is no direct
impact. As above, some short-term effects of general Harbor Area
construction activity will impact these existing uses.

Commercial: Retail

SB-6 - Yearly Sailboat Sales: This parcel now consists of
189 sg. feet of retail sales space plus a display slab for
boats. The Short-Range Plan provides for expansion to 8000
sq. feet of sales area and 4000 sg. feet for display area.
This impacts the existing facilities by eliminating a total
of 30 parking spaces from parking lot #3. This is a long-
term impact since conversion from parking space to retail
spaces provides for a more intensive utilization of land
and requires that replacement parking spaces be developed.

SB-9 - Baker Yacht Sales: The Short-Range Plan identifies
an expansion of the display area for this service building.
The impact of this proposed expansion would be short-term
as the entire parcel will be converted to a different use
in the Long-Range Plan.

Open Space

» Recreation: In the Short-Range Plan, Parking Lot #8 will be
converted to lawn area for dining, seating, display and other
leisure activities. Short-term impacts would involve the
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construction-related process including the removal of existing (
pavement and landscaping the area as per the design guide- N
lines. Long-term impacts would be the addition of 15,200

sg. feet of landscaped lawn area and the deletion of the
38-space Parking Lot #8, which will require replacement

spaces. :

Parking: Approximately 302 new parking spaces are proposed
by the Short—Range Plan, 72 of which are optional. The 130
net parking spaces gained in the launching ramp area provide
a short-term impact as this parking area is again expanded
(based on other proposed activities identified in the Long-
-Range Plan) in the Long-Range Plan. The 72 optional spaces
are adjacent to the launching ramp area and would provide
additional parking for beach users. If the spaces are util-
ized, they would provide a short-term impact/solution to the
existing parking situation for beachgoers since this parking
area also is redesigned in the Long -Range Plan. .

Long-term impacts to the overall parking situation would be
averted by the addition of a total of 100 parking spaces cut
into the embankments across from parking lot #2, between
SB-8 and the Harbor District Office, and in the embankment
near the entrance to the Villa Marina Apartment/Boatel property.

Short-term impacts would involve the actual construction/- (
restructuring of the embankment areas to accommodate the pro-
posed parking. This construction would cause temporary

traffic congestion and intermittent dust and noise.

Long-Range Plan

Commercial: Restaurants

SB-9 - Baker Yacht Sales(New Parcel 4): The Long—-Range Plan
indicates a new restaurant will be constructed which incor-
porates the existing 189 sq. feet building into a 6000 sq.
feet facility. Short-term impacts would involve the constuc-
tion-related activities of increased truck traffic.delivering
building materials, the resultant traffic congestion and con-
struction related noise. ‘

Long-term impact would be the deletion of 15 parking spaces
-in parking lot #4 required to accommodate the 6000 sqg. feet
building. ’
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Institutional

Harbor District Offices: Subject to the solution of the

surge control problem and a decision to provide a more optimal
location for safety operations, new office facilities for the
Harbor Patrol would be located on the peninsula adjacent to
the entrance channel. Building sizes would be equivalent to
the existing facilities.

Short-term impacts relating to the construction of these
offices would be increased truck traffic delivering building
materials, the resultant traffic congestion and noise.

Oceanside Yacht Club: Should the Yacht Club expand their
Tacilities within the time frame of the Long Range Plan,
some impacts would result. Although design plans are in-
complete at this time, it is anticipated that some parking
spaces in Parking Lot #2 would be lost to Yacht Club ex-
pansion. In a "worst case" situation (all additions with-
in Parking Lot #2) a total of 5 spaces would be lost.

. . T3
Short-term impacts would be those associated with the actual
remodeling activity - increased truck traffic hauling building
material, the resultant traffic congestion and construction
related noise. '
Long-term impacts would be increased traffic from the increased
utilization of Yacht Club, special events hosted by the
Yacht Club and additional Yacht Club members. This increase
and activity will result in a greater demand for parking in
Iot #2 and increased traffic on Harbor Drive North.

Circulation/Parking

Streets: Widening of Harbor Drive and Pacific Street would
have az short-term impact on the free flow of traffic through-
out the Harbor. During actual construction, motorists would
experience the inconvenience of one lane traffic, noise and
dust. : ’

Long-term impacts would be the removal of some open space
landscaped areas for utilization as streets, turning lanes
and rights-of-way. Widening of streets and installation
of turning lanes will improve traffic flow, alleviate con-

_gestion during peak traffic flow and should reduce accidents

throughout the Harbor.

Parking: The Long-Range Plan recommends several changes

In the number of available parking spaces within the Harbor
Area. Fifteen spaces will be lost in Lot #4 for construction
of the restaurant facility (old parcel SB-9).




)

e -space beach parking lot at the corner of.P§c1f1c
gtréﬁl Ngrth and Hagbor Drive South Would be ellmlnated.
in the Long Range Plan. This would impact theic1rculatlon
in the long-term by allowing a free'flow'trafflc pattern
movement at this critical intersection, if the Pacific Street

access is to be replaced.

An addition of 121 spaces will be added to availablg beach
parking by the redesigning/restrip%ng of tpe launching
ramp parking area. The long-term impact w1;l be the pro-
vision of much-needed beach parking spaces in close.prox1-
mity to the beach. This will be increa51ng;y more impor-
tant as beach erosion control measures are 1mplemept§d

by the Corps of Engineers and the attraction capability

as the Harbor Beach improves.

Parking Lot #l: The Long-Range Plan provides for a parking
garage developed in conjunction with use on th}s site. Im-
pacts of this action would be long-term since it wou}d re-
duce additicnal vehicular traffic throughout the Harbor resulting

in a decrease in traffic congestion. Availability gf
parking in this area could also supplement the parking
space requirements for the Chart House Restaurant, the
sportfishing operation, beach users and patrons of Cape

Cod Village. '

Vacant Land -

.A long term use for Parcel F cannot be determined pending

. possible legal action by the lessee against the Harbor
District. Once the lease termination is resolved, the
parcel should be made available for development in accord-
ance with the Harbor Master Lease and all applicable Coastal
Act policies. ‘

5.3.3 Water Uses Impacts

The primary impacts on water use facilities and activities will
result from increases in the number of facilities and in activity

"levels, and will result in. both short and long-term impacts.

‘Berthing and Launching Facilities

The construction of additional berthing and launching facilities
will result in short-term impacts in existing water areas due to
the presence of construction barges, buoyed construction areas
and other activities which will temporarily disrupt existing
berthing and water traffic routes. Long-term impacts would be
the alteration of traffic patterns and diminution of open water
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areas, neither of which will be significantly detrimental to Harbor
operations. Some periodic congestion, typical of peak periods,

can be expected to occur around launching facilities, as well as
around public temporary tie-up docks. New moorings will slightly
reduce the amount of open water area available within the north
basin, but will not impede needed traffic patterns for small boats
under sail alone.

Other Water-Oriented Uses

Moving of the bait dock to a more secure location and upgrading of
its construction and appearance would result in some temporary
operational impacts although they would be of short-term duration.
Possible expansion of the fuel dock would have similar short-term
impacts on operation. In neither case would these operations be

required to shut down, except for a few hours during actual con-
struction activities. The construction of new public tie-up docks
and the fishing/overlook dock would have short-term effects similar
to those described above. The provision of pedestrian access onto
jetties could create potential impacts between fishing activities - ™=
and boating circulation in the entrance channel unless appropriate
controls are implemented (no overhead casting, boats "keep clear" zones, etc.).

5.3.4 Circulation/Parkiné

Circulation

In order to assess the future impacts of the Short-Range and Long- .
Range Oceanside Harbor Plans, it was necessary to estimate the
future traffic from these plans. To do this, many sources were’
used such as Caltrans and City of San Diego studies, Institute of
Transportation Engineers studies and studies made by the consultant.
The rates for the various uses within the Harbor were first com-
pared to existing Harbor uses and related and adjusted to the
existing traffic volumes. In this way, confidence in the rates

was obtained when they were used for the future time periods.

The summer weekday rates used in the computations were as follows:
Residential units - 8.0 trips per day; Boat slips - 3.8 trips;
Restaurants - 100 trips per 1000 square feet of floor area; Boat
sales and service - 10 trips per parking space; Retail sales - 50
trips per 1000 sq. feet of floor area; Ocean beach - 150 trips per
net acre of beach; Launching ramp - 3 trips per parking space pro-
vided; Beach parking lots - 5 trips per space. Additionally, if
boat slips were to be added further away from the central area of
the Harbor, it was assumed that more traffic would result and the
daily rate per slip was increased from 3.8 to 4.0. :
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Using the above rates, Table 5-=1 was derived to show the expected
future summer weekday traffic generated by the Harbor Land Uses
(exclusive of Oceanside Marina Towers Condominums and uses east
of the railroad tracks):

TABLE 5-1
Summer Weekday Vehicular Traffic Generation(2-Way Trips)

Harbor Area
Central Harbor

Development North Harbor Y to Pacific Beach Area Total
Existing uses 5290 3120 - 3325 11735
Short-Range Plan 5730 3120 5000 13850
Long-Range Plan 6965%* 6020 6130 19115

*An additional 2400 would be added here if any long range Harbor
Expansion project is implemented, including up to 600 slips.

S //—\1

- B

As can be seen by using the figures from Table 5-1, the Long-
Range Plan will increase traffic by 63% over existing uses
without any Harbor Expansion project.

" Table 5-2 below shows the same information for the critical,
maximum, Summer Holiday:

TABLE 5-2
Summer Holiday Vehicular Traffic Generation (2-Way Trips)

Harbor Area

Development North Harbor Central Harbor Beach Area Total
Existing Uses 8465 5000 f 5320 18785
Short Range Plan 9170 5000 8000 22170
Long Range Plan 11150* 9640 9800 30590

fan- additional 3800 would be added here if any long range Harbor
Expansion project were implemented. E

Traffic Analysis

In order to analyze the significance of the increases shown in
Tables 5-1 and 5-2, the future volumes were added to the volumes
shown on Figures 4-6 and 4-7 for existing land uses, and capacity
calculations and observations made once again. It must be noted
that Figures 4-6 and 4-7 contain "cruising" and "through traffic".
In the Future Traffic table shown below, that cruising traffic

is still a portion of that future traffic.
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TABLE 5-3

Projected Harbor Area Street Traffic

Short -Range Plan  Long Range Plan
Summer Holiday Summer Holiday
North Harbor (west of Y¥) 8800 : 10700*
South Harbor (south of Y) 10370 14260
South Harbor (east of Pacific) 8330 11500
Pacific (north of South Harbor) 7500 110000
Pacific (south of South Harbor) 7980 | .11000

* Plus 3800 if the long range Harbor Expansion is implemented.

Using the volumes above and pro—rééing the turns the same as
those existing on Figure 4-6 made it possible to analyze the
same two intersections mentioned previously - the "Y" and
Pacific and Harbor. The following table shows the capacity
calculations derived assuming two lanes on all approaches, traf-
fic signals and changing the "¥Y" to a "T" with the stem of the
"T" being North Harbor.
TABLE 5-4

Level of Service "C" Capacity Usage

Intersection Existing Short Range Plan Long Range Plan

The "Y" 50% 58% gog *

Pacific &
South Harbor 44% 51% - : 71%

*88% with long range Harbor Expansion.

As can be seen above, with the assumptions as made, and with
Pacific still being open across the River to the south, the

Short and Long Range Plans can be accommodated on the streets if
a lane is added. To demonstrate that these conclusions are valid,
a similar location, Shelter Island Drive in San Diego can be used.
It has two lanes only, but has added turning lanes at the sig-
nalized intersection and it carries over 14000 ADT. It would be
necessary to change the "Y" to a "T" in the future and signalize
it with an efficient signal.

In the event Pacific Street is closed across the San Luis River,

it would change traffic considerably. First, it would eliminate .
need for a signal at Pacific Street and Harbor Drive South.
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Secondly, it would reduce the amount of through traffic and
cruising traffic to some unknown extent.- And thirdly, it would
add traffic to the main "Y" (future "T") intersection unless

some of this traffic could easily pass under the railroad to

use Hill Street more directly (via an improved Riverside-Monterey
Drive Connection). In short, without Pacific Street across the
River, the "Y" intersection capacity usage will rise from the

80% (or 88%) shown in Table 4, to a dangerously close-to-capacity
situation unless a new connection under the railroad is provided,
creating a second major entry-exit point for the Harbor.

Parking

Implementation of the Precise Plan would require the addition of
455 parking spaces within the Harbor Area, based on parking re-
qguirements of the Coastal Commission, DNOD and the City of Ocean
side.

5-14

. Iy



TABLE 5-5 ‘
PARKING AREA IMPACTS

The Precise Plan would have long-term impacts on the parking
situation throughout the Harbor in the followlng manner:

o Lot #1 - 350 spaces
Current Usage:'

Utilized as overflow parking for

Chart House Restaurant 15
Utilized as parking for sport-

fishing 20
Utilized by beachgoers T 30
Excess spaces 285

Precise Plan:

Redesign of Lot #1 for long-term

parking in garage 150
Redesign of Lot #1 for short-term
parking in garage 150
Spaces lost to landscaping, ramps,
etc. ' 50
Impact:

Availability of approximately 235
spaces for site uses.
Reduce traffic flow into Harbor Area.

o Lot #2 - 148 spaces

Current Usage:

Required by Oceanside Yacht Club 20
Required by Docks F, G, H, I, J 177
Current Deficit - 49

Precise Plan:

Expanded Yacht Club area

requirements 6
Additional spaces cut into

embankment across street from

Lot #2 : 40
Maximum spaces lost to Yacht
Club expansion 5
Impact:

20 space deficit in Lot #2.
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TABLE 5-5 (Cont'd)

Lot #3 - 199 spaces ¥

Current Usage:

Required by Yearly Sailboat Sales
Required by Docks A,B,C,D,E
Current Excess

Precise Plan:

Sailboat sales operation expansion
requirements :
Spaces lost to increased display
area

Spaces lost to increased sales
square footage

Expansion of Docks C,D,E

Impact:
8 space excess in Lot 73.

Jolly Roger Restaurant - 105 spaces

Current Usage:

Required by patrons of Jolly Roger
Restaurant
Excess spaces

¥A discussion of land use alternatives (and concomitant
parking considerations) for this area can be found in

Section 9.10.

106
91

27
10

20
26

87
18

Street Parking on Harbor Drive - 225 spaces

Current Usage:

Required by Dock X

Required by Oceanside Marine Center

Required by patrons of Oceanside
Sailboats

Utilized by picnickers along Harbor

Drive North
Excess spaces

Precise Plan:

Additional spaces cut into embankment

between SB-8 and Harbor District
QOffices
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TABLE 5-5

Expanded Oceanside Marine Center
Relocate Oceanside Sailboats
to SB-6

Impact:

12
4

spaces

spaces

Excess of 172 spaces. However, cutting 40 spaces
into the embankment would facilitate traffic move-
‘ment on Harbor Drive North by providing-an alter-
native parking area, and an additional traffic

lane.

Lots #4 and #5 - 272 spaces

Current Usage:
Required by Yacht Sales
Required by Chart House Restaurant
Required by Docks X, L, M, N, O, P
Excess spaces
Precise Plan:
New 6,000 sg. ft. restaurant
requirements
Spaces lost to restaurant
expansion
Impact:
30 space deficit in Lots #4 and #5.

Lots #6, #7 and #8 - 243 spaces

Current Usage:
Required by Cape Cod Village patrons
Required by Docks Q,R,S,T
Excess spaces '

Precise Plan:

Parking Lot #8 eliminated
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TABLE 5-5 (Cont'd)

Impact:
" Excess of 34 spaces.

o Launching ramp and beach parking - 183 spaces

Current Usage:

Required by launching ramp patrons 131 spaces
Utilized by beach users 52 spaces

Precise Plan:

Elimination of current beach ‘

parking spaces 55 spaces (-)
Redesigning launching ramp

parking for use by beach users,

sportfishing patrons and launching 262 spaces -
New slips at launching ramp ‘ 24 spaces
New beach spaces + 100 spaces
Impact:

Excess of 148 spaces over existing parking. This

" willl not be the actual number of actual spaces P
avallable since these spaces will be used by an (
undetermined number of beach users, ramp users on h
an as-needed basils. Additional temporary parking
on turfblock or Marsden Matting may be provided.

Pedestrian

Impacts of the implementation of the Precise Plan upon the ped-
estrian environment will be primarily of short-term duration,
but would be spread out over both Short and Long-Range Plan
periods. These impacts will consist primarily of construction-
related activities related to the improvement and extension

of the pedestrian system as outlined by the Precise Plan and
Design Guidelines, as well as the impingement upon the pedestrian
network by adjacent landscape, site and building construction
activities. Some disruption of continuity and inconvenience
could be expected. No significant long-term effects on the ped-
estrian environment are anticipated except for possible conges-
tion adjacent to high intensity activities at peak periods and
on portions of the system leading from remote or large parking
facilities to intensive use areas (parking garage in new Parcel
#1 to Cape Cod Village, for example).

Biézcle

The implementation of the Precise Plan will result in minor . (
short-term disruptions to the existing bicycle land/path system
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due to construction activities on streets, pedestrian system
elements and adjacent land use areas. Some disruption may
also occur as construction on some portions of the bikeway
system occurs. No long-term effects are anticipated.
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5.3.5 Utilities

Changes in uses/activities which occur within the Harbor Area
during the span of the proposed Short-Range Plan don't require changes to
the utilities currently present. Therefore, no discussion of
short or long-term impacts resulting from the Short-Range Plan
will be presented. All calculations estimating increased demand
upon existing utility lines have been developed based upon dwel-
ling units, square footages, and other factors which are assumed
will be present at the time complete build-out of the Long-Range
Plan is achieved around 1990. To calculate demand levels, plan-
ning factors from various sources were utilized including San
Diego Gas and Electric; the City of Carlsbad and the Consultant's
professional experience/knowledge. It should be emphasized that
these estimates have been derived to assess, in general terms
only, the impact of the development of uses contained within the
proposed Precise Plan and are not intended to represent a defi-
nite statement regarding future requirements. Such a statement
would require more detailed engineering analysis by City Staff.

Water

Average daily water consumption based upon "build-out" of the
Long-Range Plan is estimated to be approximately 150,000 gallons
per day (GPD). This represents an increase of almost 50% over
current estimated consumption. It is estimated that existing

8" lines would be adequate to meet this demand. However, due

to the current deteriorated condition of the water mains and the
need to increase water main size to at least 10" in order to '
satisfy fire flow requirements, and provide for possible Harbor
expansion, it is probable that line sizes will be increased to

a 10" diameter which would be more than adequate to meet future
domestic/commercial demand. Installation of replacement pipe
would result in a short-term impact upon circulation because of -
the closing of some traffic lanes with resulting increases in con-
gestion. Additional short-term noise and air pollution (dust)
impacts would also occur due to construction activities. Water
service would be periodically and temporarily interrupted within
the Harbor District as well during replacement procedures, but
this would be a short-term effect. No long-term impacts are
projected.

Sewage

Upon final build-out of the proposed uses of the Long-Range Plan,
the Harbor Area will generate an average of 145,000 GPD of waste-
water, an increase of 29,000 GPD (25%) over current wastewater
flow. This increase in effluent is equivalent to 5.8% of the
remaining/excess capacity of the La Salina Treatment Plant. Al-
though the majority of the treatment plant's service area is
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developed, future development in that area, including implemen-
tation of the Downtown Redevelopment Plan, could cqnt;ibute to an
over commitment of this facility unless same allocation 1S developed.

Tt is anticipated that existing sewage lines could accommodate
the increased wastewater flow. However, existing pump facilities
will probably reguire upgrading to accommodate the additional
effluent volume, especially that occurring during peak summer

and holiday weekend periods. Installation of additional pump
facilities would result in slight traffic congestion due to con-
struction, a short-term impact.

Electric Power and Natural Gas

Implementation of the proposed Long-Range Plan would result in
an estimated additional sustained long-term demand upon elec-
trical power of 347,000 KWH/month representing an increase of
125% over current demand. Representatives of SDGE&E -indi-

cated that this increased demand could be accommodated by the
capacity of existing system-wide and Harbor Area facilities
with perhaps only minor modifications, not specifically defined.
No significant short-term impacts are anticipated.

Natural gas consumption will be increased by an estimated 4,000
therms/month by the Long-Range Plan. This would represent an
increase of 25% over current natural gas usage. Existing faci-
lities are expected to be sufficient to accommodate the increased
demand according to SDG&E. No short-term impacts are antici-
pated. A ’

5.3.6 Public Services and Facilities

Police

During implementation of the Precise Plan, improvement of exis-
ting beach facilities and provision of additional restrooms,
service facilities and picnic areas would result in an increased:
level of beach usage by the general public. This will result

in an incremental increase in demand for additional police pro-
tection/surveillance. However, present resources should be
capable of accommodating this demand throughout the lifetime of
the Precise Plan. No increases in personnel or facilities are
anticipated, except in peak or crisis periods which would be

a short-term effect.

Protection within the Harbor District will continue to be a func-
tion of the Harbor Patrol with the Police Department continuing
to provide assistance upon request. Increased activity resulting
from additional boat traffic, land and water - based recreation
facilities/areas and commercial outlets under the Precise Plan
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could as a potential consequence result in a slightly increased
need for police assistance in the Harbor Area.

The closing of the Pacific Street access to all but emergency

or peak period exit usage may slightly increase response time

for police services depending upon the location of the responding
unit at the time of request. However, response times should
remain within normally-acceptable limits. Additionally, provision
can be made for emergency vehicle access at critical times.

The construction period associated with development of new com-
mercial, recreational and institutional buildings and facilities
would create a short-term need for extra police assistance to
guard against vandalism and theft and for temporary traffic
control or rerouting service. These functions will be performed
primarily by the Harbor Patrol, and when needed (traffic control
for boat truck unloading, etc.), from City Police.-

Fire Protection

The Fire Marshal indicates that the current fire flow level with-
in the Harbor Area (2,500 GPM) is inadequate to meet emergency
needs, particularly for residential buildings, and shoulu be
upgraded to 4,000 GPM. The Chart House and Jolly Roger Restau-
rants are currently sprinklered in order to reduce their fire
flow requirements to within current fire flow capabilities.

In addition, the Fire Marshal indicated that existing hydrants
throughout the Harbor Area should be replaced by more efficient
types.’ Current hydrants are of a dry-barrel type which are less
efficient when s.‘veral hoses are attached to the valves. The
Fire Marshal suggests replacement of these hydrants with wet-
barrel hydrants which are more efficient in temperate climate
areas such as Oceanside.

Compliance with these required improvements would result in
short-term construction related impacts. upon traffic circulation,
noise level, air quallty and could result in temporary/periodic
stoppage of water service to Harbor Area customers on a short-
term basis.

Increased office, commercial and restaurant uses resulting from
the proposed Precise Plan, especially the Long-Range portion,
could have a significant impact upon fire flow requirements within
the Harbor Area. The degree of impact cannot be determined at
this time because fire flow requirements are based upon building
‘area, materials, height, etc. and can be signifcantly reduced
through inclusion of certain design features which result in re-
duced fire hazard or tend to retard fire spreading (such as the
sprinklers described above). At the time of plan review by

City officials, building designs would be ‘reivewed to determlne
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required fire flow based upon the adopted Uniform Fire and Buil-
ding Codes. It is anticipated that current City personnel and
equipment would be adequate to meet future fire protection
requirements within the Harbor Area. However, combined with

the cumulative impact of increased development throughout the
entire City of Oceanside, the increased demand within the Harbor
Area may be a contributing factor to a city-wide requirement for
additional equipment and personnel.

Hospital Facilities

Increased use of beach and Harbor facilities could result in a
slight and incremental demand for additional emergency response
and hospital facilities for emergency cases. However, no new
equipment, personnel or facilities would be required. Since

no new residential uses are contemplated within either plan, no
increased demand for general hospital facilities would result.
Treatment of minor accidents and injuries will continue as a
function of the Harbor Patrol. -

Solid Waste

Increased recreational use of the Harbor Area as well as in-
creased retail commercial and restaurant activity/use over

the duration of the Precise Plan will result in an incremental
demand increase of municipal activities providing solid waste
disposal services. Additional trash containers will be required
in accordance with anticipated solid waste levels. More fre-
quent collection by municipal equipment will be required dur-
ing the development and 1ife of the Long-Range Plan including
the new commercial uses within the newly created Parcel $#1.
Additional traffic congestion may be a consequence of this
action depending upon scheduling of increased service. No
additional personnel or equipment would be required as a result
of increased Harbor Area demand alone.

The current displeasing appearance of existing solid waste con-
tainers would be eliminated through construction of uniform
enclosures throughout the Harbor Area as recommended of the
Precise Plan. Construction of the enclosures will contribute
to minor construction period impacts.

5.3.7 Visual Quality

Implementation of the Precise Plan will have no significant ad-
verse impacts upon major views and view corridors to or within
the Harbor Area, since major recommendations of the Plan deal
with enhancement of these views through proper placement and
massing of future landscaping and buildings as indicated/required
in both the Precise Plan and the Design Guidelines. The con-
struction activities associated with enhancement measures may
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cause short-term congestion and inconvenience impacts and the
removal or releccation of various facilities as part of this ef-
fort may result in temporary disorientation for Harbor visitors
No long-term impacts are anticipated.

5.3.8 Noise

Implementation of the Precise Plan would have a slight incremen-
tal impact upon the ambient noise level within the Harbor Area
due to increased vehicular and boating activities. Noise levels
generated by Harbor uses are not anticipated to reach sufficient
level to significantly impact upon existing’ or proposed uses in
such a manner as to require mitigation measures.

Noise resulting from trains utilizing the tracks passing through
the eastern portion of the Harbor Area could have a significant
impact upon any commercial uses proposed for existing Parking

Lot #1 which might be located within 150 feet of the AT and SF
right-of-way. Existing uses on the western side of the RR right-
of-way would not be affected beyond current levels.

Short-term, site-specific noise levels in excess of adopted City
standards can be anticipated as a result of demolition/remodeling
and construction activities associated with the Precise Plan.
However, this impact will be tramsitory in nature and can be
minimized appreciably through proper mitigation measures (see
Chapter 8). Upgrading of flood control facilities by the COE

in the adjacent San Luis Rey River flood channel may result in
similar short-term impact upon the Harbor Area. It is anticipated
that dredging and jetty construction operations may periodically
result in short-term noise impact upon the Harbor Area and public
beach areas. ' ‘ ‘

5.3.9 Study Area Land Use/Circulation Impacfs

Impacts of the implementation of the Precise Plan upon the various
Study Area districts will be of both short and long-term duration,
occurring throughout both Short and Long-Range Plan periods. These
impacts will be both direct, such as the construction of street
improvements through these areas, as well as indirect, in the

form of growth-inducing effects resulting in possibly accelerated
new construction decisions, changes in land use, etc. No attempt
is made here to speculate on the specific indirect impacts, al-
though a general discussion of them is provided.

Northeast District

Short-term direct impacts in this area would result primarily
from the construction of street improvements, landscaping, signs,
lighting, etc. related to the improvement of the Harbor Drive
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and Riverside Drive entries to the Harbor Area, leading from
Hill Street. These impacts would be related only to the'con—
struction period, and would consist of temporary disruption
of traffic flows, dust, noise, and inconvenience.

Long-term impacts (direct) would consist of increased traffic
levels due to expanded Harbor Area activity (and Study Area
activities) as well as the creation of the "new" Riverside Drive
entrance. Proposed street improvements in the area are expected
to be able to accommodate the increased traffic levels if the
anticipated land use pattern and uses develop as projected.

The indirect impacts, or "induced-growth" impacts, would be pri-
marily in the area of reinforcing or accelerating development
decisions for tourist commercial uses such as the proposed
Holiday Inn and expansion or modification of existing uses. The
timing of possible recycling of the existing residential and com-
mercial uses into the recommended or possible uses suggested in
the Precise Plan will depend upon actions by the City, Redevelop-
ment Agency, individual property owners and developers. It is
likely that no significant changes in existing land uses (subject
to potential change) would occur until well into the Long Range
Plan period. Impacts of dislocation and conversion of land uses
would be different if the area were converted through normal mar-
ket processes. Long-term effects of these land use changes

would consist primarily of increased traffic (accommodated by

the proposed street improvements) and possibly increased demand
on city services and urban systems through development of more
intensive land uses.

.o

Southeast District

The primary impacts in this district would be indirect, due to
possible changes in existing underutilized land use areas re-
sulting in replacement by more permanent, economically viable
uses (residential uses replacing trailer park for.example). These
impacts may result from the Precise Plan's influence but are more
likely to be the result of Redevelopment Agency activity and nor-
mal market forces. Some increased traffic on Hill Street and 8th
Street (after construction of the proposed bridge) may occur.
Some expansion of tourist-serving commercial (motels, etc.) can
also be expected. Minor short-term impacts might result from in-
stallation of Harbor direction signs, etc.

Southwest District

As with the Southeast District, this area is expected to experi-
ence indirect impacts related to forces and actions other than
those of the Precise Plan (Redevelopment, market demand), although
the Plan may reinforce or accelerate some of these forces, al-
ready underway or projected. Circulation improvements in the
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area which are related to Harbor access would have direct impacts,
if implemented. These include the development of the

Pacific Street river crossing and Strand connection with the
proposed bikeway/pedway link to the Harbor (along with some
vehicular access) and the construction of the proposed 8th Street
Bridge. Both of these would involve construction-related short-
term impacts (noise, dirt, dislocation of traffic) along with
long-term impacts involving re-oriented traffic flows and poten-
tially increased volumes. Beach parking and beach activities

can be expected to also impact site specific land use activities
and result in increased pedestrian traffic.

San Luis Rey River

¢
The implementation of the Precise Plan would have significant
effects upon the proposed projects associated with the San
Luis Rey River, primarily in terms of requiring extensive design
coordination in the following areas:

o Any raising of the north river jetty should be coordi-
nated with the Precise Plan's recommendations for
pedestrian walking and viewing areas and possible bike
trail, as well as possible Harbor Drive South improve-
ments, the proposed additional opening beneath the
railroad, and any retained Pacific Street crossing.

o Increased activity levels in Harbor Area uses adjacent
to the San Luis Rey River will create impacts resulting
from increased noise, light, and human presence. These
may impact the habitat areas within the San Luis Rey
River unless proper design is accomplished as recom-
mended in the Design Guidelines of the Precise Plan.
(Some mitigation will also be provided by dlstance,
jetty height and other actions).

o Linkages across the river mouth, involving pedestrian
and bicycle, as well as emergency vehicle use, which
connect the Harbor and Strand areas must be coordi-
nated in design with the flood control and habitat ac-
tivities.

5.3.10 Related Planning Activities .

Corps of Engineers

The beach replenishment solutions, jetty redesign and buildup
and thé expansion plan now being developed by the Corps cannot
be completely developed or implemented without close coordina-
tion with the Harbor District. Short-term impacts to the Corps

wogfd be the administrative time expended in plan development and
review. :
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The development of the Precise Plan should have a long-term
peneficial effect on the Corps since proposed projects and activi-
ties can now be reviewed and/or anticipated as they relate to the
ultimate development of the Harbor Area. '
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5.4 PHYSICAL-BIOLOGICAL IMPACTS

5.4.1 Geology and Soils

No significant impact upon existing geologic conditions is anti-
cipated as a result of implementing the proposed Precise Plan.
However, the Harbor Area is located within an area where the
potential for ligquefaction and other secondary seismic effects
exists and proper design considerations would have to be incor-
porated in future structures.

Soils investigations indicate the Harbor Area is underlain by
highly compressible silty-clay bay mud layers which are subject

to significant settlement, should pressure, in addition to the
current overburden, be applied to them by new foundations. Multi-
storied buildings proposed for the new parcels in the Long-Range
Plan would be subject to settlement resulting from this condition,
unless proper foundation designs related to this problem are used.
Development of additional parking -spaces into the sloped embank-
ment along Harbor Drive North may cause slope stability in those
areas to be altered depending upon soil conditions present, al-
though none of the proposed cuts are significant in terms of slope
toe removal and available mitigation measures can be utilized in
design and construction.

5.4.2 Hydrology and Water Quality

Water quality within the OSCH would be incrementally impacted

as a consequence of increased boating activity resulting from
additional slips and use of rental boats, both of which would
tend to increase the potential for illicit and/or accidental
discharge of effluent or fuel into the Harbor waters even with
strict controls. The amount of discharge is not quanitifiable
but is anticipated to be slight because of existing ordinances
and laws prohibiting such action, and the probability that sealed
through-~hull fittings for marine toilets on boats in the Harbor
would be required. ' Construction activity throughout the Harbor
Area would also periodically contribute to water pollution through
transport and settling of dust particles, etc. generated by con-
struction activity onto surrounding water areas. Such pollution
would be of a short-term nature. Increased construction-related
dust levels would also minimally impact water quality on a
short-term basis within the San Luis Rey River Lagoon, but not

in sufficient volume to be of detriment to existing species in
the area.

5.4.3 . Air Quality

Site preparation, demolition/renovation and construction opera-
tions resulting from implementation of the Precise Plan will
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result in short-term adverse impacts upon air quality through
the creation of dust. More important, however, are the long-
term effects caused by increased motor vehicle traffic to
recreational and commercial attractions and resulting increases
in air pollution. The exact amount of air pollutants genera-
ted by future users of t+he Harbor has not been determined due
to the inability to precisely predict total user days and daily
trip mileage generated by current and future users of the Har-
bor Area. It is assumed that the amount of pollutants genera-
ted on weekends would be conceivably higher than on weekdays
because of significantly higher Harbor Area activity levels.
Based upon past experience with similar coastal projects where
calculations have been possible, it is anticipated that imple-
mentation of the Precise Plan would result in an insignificant,
but incremental, numerical increase in the total amount of air
pollution within this portion of San Diego County. It should
be noted that improvements in automobile design and controls

of stationary source pollutant emissions made to date have es-
tablished a trend towards better air quality in the County

as well as the Oceanside area which can be expected to continue

~as older cars are phased out. The impacts caused by implemen-

tation of the Precise Plan should not offset this trend assuming
continued enforcement of existing pollution control measures

and implementation of additional measures identified in the
Regional Air Quality Strategies, since no additional stationary
sources are created. The nature of the coastal microclimate
also insures that such pollutants as are generated in the Harbor
Area are subject to climatic conditions which result in substan-—
tial dissipation and reduction at the source.

5.4.4 Biota

The construction of landside facilities within the Harbor is anti-
cipated to have minimal impacts on the terrestrial flora within
the Harbor, involving some removal/relocation of trees, addition
of new trees, removal and replacement of some planting areas

and addition of new planting areas. Some high-maintenance species
may be removed and replaced by low maintenance types. Some minor
traffic disruption is expected to result from the construction
activiites associated with this landscaping effort.

No long-term effects on terrestial fauna are expected, although
some short-term disruption of feeding and other habitats may

occur due to construction activity and increased noise and human
activity levels. All of the species involved, however, are urban-
activity tolerant and can be expected to re-establish their habi-
tats after construction activities  are completed.

Some short-term, construction-related impacts are expected on
marine flora due to pile driving activities and bottom disruption
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associated with new dock construction. These species will re-
establish themselves in the new habitats provided by these
structural elements, however, based upon the experience of
other small craft harbors in Southern California. The increase
in boating activity is not expected to result in long-term
impacts on the marine flora.

Short-term impacts are also expected on the marine fauna, inclu-
ding fish and aquatic birds, due to construction activities
creating temporary disruption of feeding and other habitats, al-
though no long-term impacts are foreseen.

5.4.5 Oceanography

The Precise Plan recommends that major construction measures be
undertaken to correct the entrance channel and surge problems
which exist within the Harbor, and thus, would have both short
and long-term effects on oceanographic factors (although these
factors are more in the nature of mitigation measures resulting
in the removal of existing adverse impacts) . Possible impacts of
the construction activities could be a change in the orientation
of the entrance channel to prevailing ocean conditions, necessi-
tating a different approach to the Harbor, and possible down-
coast effects. Since the precise nature of this improvement

is currently under study, however, the extent and nature of these
impacts cannot yet be determined with reliability.
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6.0 GROWTH-INDUCING IMPACTS

This section is concerned with the ways in which the implementa-
tion of the Precise Plan might result in growth of the economic,
population or services requirements of the surrounding context
within which it is located, which in this case must be considered
to be the Study Area and, in more general terms, the City of
Oceanside. Additionally, while the cumulative environmental
effects of this project in stimulating construction, or increases
in activity levels of other uses must be considered, a direct
"cause-effect" relationship cannot be implied, since many of
these actions represent logical extensions of existing trends,

or independent decisions which would have occurred 1in any case.
(Some “"catalytic" effects can be assumed.) By CEQA definition,
"growth" must be considered as neither beneficial nor detri-
mental in this discussion.

Services -

Based upon the findings of the Impacts section of this EIR,
the effects of the Precise Plan on the services requirements
of the Oceanside community would be in the areas of:

o Additional demands upon the limited wastewater treat-
ment capabilities of the City's existing plant(s).,
which would further reinforce the existing established
need for their expansion, although which would not
exceed projected capacities if Harbor Area demands
were balanced with those of other potential growth
areas served by the system. It should be noted
that these projected service level requirements are
not unusual in amount or type, and would be substan-
tially less than those of a typical medium-to-high
density urban residential development covering a
comparable area. ‘

o Additional demands upon the local water supply will
be created, which can be accommodated within exist-
ing capacities, but which should be kept in line
through continued water conservation measures (no
unlimited hose use, etc.). No disproportionate con-
tribution to cumulative demands/effects on water
supplies is projected for the Harbor Area which,
again, would continue to consume less, on a total
average basis than comparable urban use concentrations
in the City of Oceanside.

o] The construction of additional structures and boat-
slips within the Harbor will incrementally raise the
potential fire demand requirements, but neither the
type of these uses nor their size or height would
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require expansion of existing fire fighting capabili-
ties serving the Harbor. Some minor expansion of
paramedic services might be required to serve in-
creased peak activity levels due to growth, but this
could be accommodated by rescheduling, rather than
adding personnel (except in "crisis event" situation).

o Possible additional Harbor Patrol, police and life-
guard requirements during peak activity periods for
both Harbor and beach areas, although, as with the
paramedic services, possibly met through altered
scheduling rather than additional’ personnel (except
in "crisis event" situations).

o No effects on schools or social services systems of
the City of Oceanside are anticipated, as explained
in the following section on population growth effect.

Population -

The direct effects of the implementation of the Precise Plan
on population growth in the City of Oceanside will be insigni-
ficant, since the Plan proposed no residential use growth in
the Harbor Area beyond those uses which are already present.
Thus, no demand for resident population-related services such
as schools or social services would result.

The unquantifiable, and transitory, seasonal growth and decline
of the non-resident, or tourist-visitor, population and its
unique requirements is discussed throughout the EIR in terms

of the proposed increased parking, special transit, pedestrian/
bicycle, open space, restrooms, hotels, restaurants, and other
public-serving uses contemplated in the Plan. The presence of
improved and expanded public facilities in this major regional
recreation complex can be expected, in and of itself, to be a
growth-inducing (as well as growth-accommodating) factor in
terms of this population component, attracting visitors because
of availability. ‘

The indirect effects of the implementation of the Precise Plan
on population growth are the least easily quantified, since,
while improvements to the Harbor Area may stimulate residential
growth, the larger market and economic factors of the coastal.
residential area, along with opportunities provided by the Re-
development Agency in this area, are likely to have an equally
strong, if not greater, influence on residential growth. For
example, on the basis of a number of studies, as well as recent
local residential growth, it could be reasonably assumed that
all of the areas within the Study Area which could accommodate
additional residential growth would, without other constraints,
be developed within the next few years, with or without the imple~
mentation of the Precise Plan, simply because of the projected
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continued demand for coastal area housing and recreational facili~
ties. Thus the amenity offered by the Harbor, as well as the
unquantifiable catalytic effects of its improvement, may stimu-
late this activity or otherwise benefit it, but no method exists
for quantifying this cause-effect potential with any degree of
reliability. Therefore, the growth-inducing impact on this com-
ponent of population growth is indirect and not able to be linked
specifically to the actions of the Precise Plan, although some
effect must be acknowledged. ‘

Economic

The economic growth-inducing impacts of the Precise Plan are ex-
pected to be the most significant of any of those which fall
under this definition of impact.

The recommendations of the Precise Plan, if implemented, would

result in an increase in the amount of expenditures associated g
with Harbor Area uses by both local residents and visitors to

the Oceanside community, through stimulating additional use

and patronage of existing Harbor Area public and private revenue-
generating uses, providing additional such uses, and causing

a "multiplier" effect through the increased purchase of goods

and services from serving Harbor Area uses and activities.

No specific economic studies were developed as a part of the Pre-
cise Plan, so no definitive estimates of these economic impacts
can be cited, although a generalized order-of-magnitude estimate

_ has been developed for comparative purposes in this discussion.

If the current (1977) gross revenues of the revenue-producing
uses and activities within the existing Harbor District boundar-
jes are used as a baseline, with a multiplier factor added, then
a very generalized current level of Harbor-generated economic
activity can be established.

The gross revenue, from all sources within the Harbor District
during 1977 totalled approximately $880,000, based upon infor-
mation compiled by the Harbor District. {Over the past several
years, this amount has grown at an.average annual percentage

of 8%, reflecting changes in existing leases, seasonal considera-
tions, new uses and other factors.)

Using a generally accepted multiplier figure applicable to small-
to-medium sized Southern California urban recreational harbors
and marinas (developed from various studies cited in the Sources
listed in the Appendix of this EIR), it can then be estimated
that, for every dollar expended, as expressed in the direct reve-
nues described above, approximately one additional dollar 1s ex-
pended for the purchases of goods and services indirectly related

6-3




to the Harbor. Applying this "multiplier" to the direct
revenue yields:

Current Annual Direct Harbor-Generated .
Economic Activity $ 880,000

Current Estimated Annual Indirect $ 880,000
Harbor-Generated Economic Activity

Estimated Total Annual Economic $1,760,000
Activity Ascribable to OSCH (1977)

Any projections of increased direct economic activity must be
based upon currently utilized factors applied to the amount of
anticipated expansion described in the Precise Plan, coupled
with any other new revenue sources, and added to the 1977
baseline estimate developed above. Several assumptions are
applicable: 1977 dollars are used, as are 1977 pricing struc-
tures, rates and other factors; no major external events

would affect "normal" economic activity; the growth is expressed
in terms of an "end-state" plan representing build-out of all (
Precise Plan recommendations; the same multiplier factor is L
utilized for estimating future indirect revenues, even though

some change might be expected over time.

While there w1ll be a projected increase over ex1st1ng economic
-activity levels as can be seen by comparing the totals of the
above figures, it must be borne in mind that inflation, lncreased
incomes, increased costs, construction and maintenance costs

of the Harbor, and many other factors may combine to make' any
such increase only relative over time in terms of impact.
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7.0 UNAVOIDABLE ADVERSE IMPACTS

As defined by CEQA, and as appllcable to the PreCLSe Plan
"unavoidable adverse impacts" include those impacts (identi-
fied in preceding chapters) which: (from CEQA guidelines)

"...can be reduced to an insignificant level but
not ellmlnated"

...cannot be alleviated without 1mp051ng an alter-
native design"

Based upon the above categorizations, the unavoidable adverse

impacts for this project have been summarized in the following
sections.

Reduction of Impact Level Possible With Existinq Proposal

A number of the impacts of the implementation of the Precise
Plan can be reduced to insignificant levels through various
mitigation measures, but cannot be totally eliminated. These
are:

o Continuing variations in aesthetic character and
appearance, as well as visual continuity can be
expected, since the proposed measures can only
‘mitigate the major differences.

o. Continuing, although substantially mitigated,
peak period vehicular access, circulation and par-
king problems due to the limited number of entries
possible, limited widening potential of some streets,
and limited land area available for various uses
within the Harbor District boundaries.

o Possible incremental degradation of existing air
- gquality levels due to increased peak period traffic,
although this amount is so insignificant as to not
represent a problem either in terms of local effects
or cumulative effects in the air basin. As newer
vehicles gradually. replace the existing mix, this
condition will be further diminished.

o  Possible incremental degradation of existing water

" quality levels in Harbor at random, infrequent
intervals due to inability to totally police and
control all discharges and runoffs into water from
land uses and boats. As with air quality, this po-
tential is considered insignificant in terms of
human health or that of aquatic biota, and is
transitory in nature.
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Diminution of total "open water" area within existing .
Harbor if additional docks and moorings are con- &
structed, slightly reducing the in-harbor protected "
water areas for dinghy sailing, etc. All necessary
clearances and other design criteria would be main-
tained.

Noise levels from the existing railroad use would

be able to be reduced by building location and design
and by landscape materials, but cannot be totally
eliminated.

Adverse Impacts Requiring an Alternative Design for Alleviation

(@]

Although not a significant problem, the potential for
conflict between military vessels and recreational
craft would continue to exist due to the shared-en-
trance function. Unless peak use periods were to
change substantially.from current conditions, this = . =
possible but highly improbable conflict potential is
considered very low. A possible solution would be

to redesign the off-shore protective works to provide
separate entries for the two types of traffic, al-
though not justified by current or forseeable use

patterns.

The major adverse impacts requiring an alternative
design to that which is proposed in the Precise Plan
would be the problems of dangerous entry conditions
and continuing surge drainage due to the limited pro-
tection offered by the existing breakwater-jetty
design under heavy weather and storm conditions.
While the Precise Plan notes the problem and its
restrictions upon the full development potential of
the Harbor and the current damage problems, it can
only recommend that the Corps of Engineers examine
possible solutions and implement them (rather than
propose a specific solution for implementation by
the Harbor District). Mitigation measures have been
generally considered by the Corps of Engineers in
their current engineering studies and model testing
efforts which should be carefully reviewed during
their evolution over the next several years. 1In
essence, unless this adverse impact is substantially
diminished, the existing Harbor, as well as a sub-
stantial portion of the water and public facilities
use,improvements projected in the Precise Plan cannot
be developed, either to the original designs for the
Harbor, or to their recommended improvements.
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An alternative design for the improvement of the San
Luis Rey River jetty between the Harbor and River,
which would enable widening of Harbor Drive South

. without reducing valuable and limited land area within

the Harbor, would substantially alleviate the capacity
limitations which currently would persist on this
road, even under Precise Plan recommendations.







- 80 Mitigation Measures







8.0 MITIGATION MEASURES

The impacts and unavoidable adverse effects of the proposed
Precise Plan which have been noted in the preceding sections

of the EIR can be significantly reduced, or in some cases,
eliminated, through a number of mitigation measures recommended
by this EIR. '

Because of its nature as a planning document, engineering and
design development studies have not been prepared as part of
the Precise Plan. Therefore, the mitigation measures which are
addressed in this section are those which would apply generally
to any development of the Harbor Area irregardless of precise
engineering and design studies. The discussion of these mea-
sures is organized in terms of direct construction (short-term)
mitigation measures, and operational (long and short-term)
mitigation measures.

The mitigation measures discussion has been presented in chart
form to provide a clear description of:

o The impact regquiring mitigation;

o The mitigation measure(s) recommended;

(e} The agencies or entities responsible for imple-
menting the mitigation measure(s)
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9.0 ALTERNATIVES TO THE PROPOSED PROJECT

During the planning process leading to the Harbor Area . . :
Precise Plan, four plan alternatives were developed in detail
for the Harbor Area and two alternative plans were developed
for the adjacent areas within the Study Area. The alternative
plans for the area outside the Harbor were developed only at
the level of detail necessary for conceptual circulation and
land use elements/discussion and comparison. ’

These alternatives are illustrated on the accompanying
drawings, which include detailed notes describing the specific
recommendations of the alternatives. The details of each
alternative are summarized in the following text.

9.1 PRECISE PLAN ALTERNATIVES - HARBOR AND STUDY AREAS

The alternatives which were developed for the Harbor Area

were not developed as being mutually exclusive, totally
different concepts, but were structured so that they provided
the reviewer/decision maker with several choices, including:
the ability to formulate additional alternatives from the
individual components of the four examples shown; the ability
to approach physical and financial phasing by viewing the
alternatives in sequence from 1, 2, 3 to 4; the ability to
choose to "enter" this sequence at any point by electing to
undertake a more ambitious plan initially (Alternative #3 for exanple)
thus, eliminating intermediate stages (1 and 2) (assuming
feasibility is validated); and the ability to assess the impli-
cations of Harbor expansion proposals in relation to the various
attéernatives. : :

A number of basic elements are common to all of the alterna-
tives, and were to be considered as essential elements in
any additional alternatives generated by reviewers/decision
makers.  These elements are: :

o Improvements to the internal circulation network
to increase capacity and efficiency, improve
safety, and provide for future demands.

o Improvements in the surrounding circulation network,
as well as information and directional signing
which will provide increased "visibility" and
improved access from regional and local routes.




o Improvements in parking in order to provide adequate (
parking for Harbor uses on an individual use >
basis, as well as to separate public use and
commercial use parking.

o The ability to easily accommodate both the circula-
tion and land use aspects of any proposed expansion
alternatives without massive reconstruction or
loss of existing facilities.

o The assumption that the uses in the Harbor (and
its expansion) will have adequate levels of market
demand to make their development economically
feasible by lessees and the Harbor District.

The two Study Area conceptual land use/circulation alternatives

were developed so that they reflected the "concensus" of land

use and circulation proposals which were expressed by: the o
wide range of sources represented at the earlier interviews;

the Redevelopment Plan; additional uses which would be

directly supportive of Harbor Area uses and activity; and

specific proposals by City and others.

9.2 HARBOR AREA ALTERNATIVE 71l

This alternative represents an "immediate" and cost effective (
approach to meeting the most significant deficiencies in ‘ ’
circulation and parking needs in both general and public use

access and parking, as well as increasing opportunities for.
public/quasi-public uses/activities in both "public" areas

(developed by Harbor District or other public agency) and in
leaseholds (Yacht Club, Parcel F, etc.). Street widenings, .
intersection and parking entry improvements, additional

parking in critical areas, provision of marked bike lanes,

pedestrian walks, and landscaping are major circulation

changes. :

Development of public recreation-supportive uses in the
beach area and in other peninsula parcels, remodelling of
service buildings and District Office, expansion of internal
open space areas (fishing platform), relocation of the
Harbor Patrol function into new quarters and docks and
improvement of pedestrian access continuity around the basis
peripheries, as well as seating, picnic areas and trash

9-2
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disposal are other major public improvements.

Improvements in individual parcels and leaseholds would
include: improvements of the Oceanside Yacht Club, and its
related parking area; improvements in sign control and
display areas in service building leaseholds; improvements
in sign control and site layout in Parcel L; improvements in
pedestrian access, servicing, appearance and sign control in
Parcel D, and similar improvements in all other leaseholds.
parcel F would be developed for a dry storage area for
boats, sharing access to the launch ramp, plus having its
own sling hoist facilities and yard offices/marina store.
This alternative is considered to be capable of immediate
implementation.

9.3 HARBOR AREA ALTERNATIVE #2

This alternative, while also a potential short-range implemen-

tation concept with a "target date" of 1980, involves a Lo
number of additional elements beyond Alternative # 1 which

represent different land use/activity concepts within the

same general structure established by Alternative #l.

(Alternative #2 thus could be a "next phase" of Alternative

#1).

Yacht sales/display activity is collected into a single
complex on Lot 4, with a cluster of sales buildings around
display areas for the various lines and sizes of boats.
Display docks would also be added to an existing dock finger.

This alternative also features the introduction of additional
structures at the beach providing additional public services

(lockers, picnic shelter) plus concessionaire operations for

equipment rental, food service, etc.

An additional 150-200 slips would be added by expanding
existing dock systems in both north and south basins,while
dinghy storage/rigging docks (as in Alternative #1) would
be added at the heads of the slip channels.

A completely remodelled/rebuilt Cape Cod village is indicated,
with a new commercial complex developed to the south (on

Lots 6, 7) on a second level "air-rights—-leasehold” pedestrian
deck constructed over the surface parking. This deck would
connect with an expanded second level pedestrian deck at the
remodelled village. Ground level uses such as heads serving
slips, trash storage, electrical substation, etc. would
remain, and be integrated into the new structure. Pedestrian
access would be expanded at ground level as well.

9-3




Other circulation, parking, and land use improvements remain
substantially the same in concept as in Alternative #1,
although shown as different in some sites to illustrate
alternative site planning concepts. :

9.4 HARBOR AREA ALTERNATIVE #3

This alternative, along with #4, is intended to illustrate

one possible "ultimate buildout" configuration which shows

not only a possible continuation (in concept) of the implemen-
tation sequence implied by Alternatives #1 and %2, but
variations in land uses and development conflguratlons on
individual parcels, as well.

The commercial deck concept has now been extended to cover

the entire southern edge of the Harbor's south basin, providing
pedestrian links to adjacent public use areas as well, and
adding commercial recreation activities (tennis, etc.).

The sportfishing/launch ramp parking area has now been
revised to include a major public dry storage area which
would be serviced by an expanded launch function at the ramp
(hoists, etc.), and a restaurant use has been located on
Parcel "F". :

The boat sales complex has been moved to a high visibility
location directly opposite the major vehicular entry to the
Harbor on Lot 5, and is shown in a different site plan
configuration, linking to in-water displays. A restaurant
is located on Lot 4.

The Yacht Club and its site have undergone a complete new
construction program involving street changes and revised
access to Parcel J, along with additional parking, made
possible through the leasing of a small unused parcel from
the USMC.

The boatyard and Harbor District offices have undergone a
complete redevelopment with the Harbor District administration
joining (in a separate building) the Harbor Patrol and Coast
Guard at the entrance to the Harbor. The boatyard function,
along with a marine hardware/supplies store, would be expanded
to cover a broader range of services and boat sizes/types,
with specialized service shops developed in the yard (engine,
painting, etc.). ,

(To show possiblé relationship to the original Corps of
Engineers expansion proposals, Expansion Alternatlve "B" was-
shown for illustrative purposes.)

.
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This alternative also includes the originally-proposed (by
city) Pacific Street Bridge with changes to the San Luis Rey
River plan shown to accommodate the extreme grade changes of
+his structures. (This proposal, 1ike the COE-proposed
expansion alternatives, was later determined to be infeasible
and was removed from further consideration in the development
of the Precise Plan)-.

9.5 HARBOR AREA ALTERATIVE =4

Essentially an extension or variant of ‘Alternative #3, in
which, assuming sufficient market demand, the air rights
development concept begun at the south end of the Harbor has
been expanded to include the entire south basin periphery
and Parking Lot #1, including a revised location for Harbor
Drive South. ' ' ' :

This concept suggests changing the .railroad structure configura-
tion between the Harbor and Lot #l from the present embankment:
(shown in all other alternatives) to an overpass structure,

to enable the physical and visual incorporation of the

isolated parking lot area and the adjacent proposed major

open spaces (as well as related motel and other uses) in the
study area into the Harbor Area. ‘ '

-

The commercial/pedestrian deck concept is extended to Lot #1
with pedestrian connections provided to adjacent public
recreation areas and other uses within the Study Area (motels,
etc.). '

The park adjacent to a proposed San Luis Rey River Aquatic
Park/Preserve is illustrated as a linking element extending
into the possible Harbor expansion and around its outer
periphery (similar to the linear parks found on Shelter
Island/San Diego and on the inner breakwater at Dana Point
Harbor). The nature of this park would change from a passive
environment (riverbank) to the edge of the outer breakwater
in the seaward area where open sea conditions would require a
more "rugged" design.

This alternative, like #3, also illustrates a proposed COE
Harbor expansion alternative, which in this case is Alternative
ncn A development concept jillustrating major park areas in
addition to slip-supportive uses and a few development

parcels has been shown. Several other alternatives for uses

at the beach areas behind the entrance jetty could be imple-
mented.

9-5




This Harbor Area alternative also shows the proposed Pacific .
Avenue Bridge and its connection with the Harbor Area circula- (
tion system. (See notes for expansion and bridge in Alterna-

tive #3.)

All other use complexes remain essentially the same as
Alternative #3 except for the substitution of low-rise

resort hotel uses for the existing condominium and apartment/
boatel uses on Parcels E and J. Parcel F and the proposed
small lease parcel from the USMC (adjacent to J) are also
incorporated into the sites for these hotels, to provide

more site area for uses and parking.

The hotel located on Parcels E/F would have pedestrian
connections to the commercial recreation and retail commercial
uses on the adjacent pedestrian deck, while the hotel on
Parcel J would utilize a small portion of beach in front of it
Both hotels would be limited to the heights of current uses .
on these parcels. ‘

Both this alternative and Alternative #3 are suggested as
being capable of implementation over the 1980-1990 period,
and as demand and market support, as well as public agency
financial support (for public infrastructure improvements),
were available. '

Several options for leasing programs were considered appli-
cable to all alternatives, including: the development of
both land and berthing .facilities by private sector lessees;
turnkey and leaseback arrangements for public uses and
structures; concessionaire operation of public recreation

- uses; etc.

9.6 STUDY AREA ALTERNATIVE #1

This conceptual circulation and land use plan for the area
adjacent to the Harbor (see accompanying map) illustrates
several major use complexes resulting from gradual, but
planned development/redevelopment of the areas described in
the Environmental Setting Section of this document.

Northeast District - This alternative assumes continuation

of the existing "highway commercial" uses such as the existing
motels, gas stations, and restaurants, possible remodelling

of the garage use and Hill Street commercial uses (where
structurally feasible).
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Development of new uses would include the proposed Holiday

Inn (at a scale compatible with view and massing requirements
of the Coastal Commission), and specialized commercial uses
serving the Harbor Area in the existing residential area,

when structures in this area reach the end of their useful
economic and physical life, and might be replaced by commercial
uses.

These specialized commercial uses should be Harbor use/activity-
supportive in that they would be the service, manufacturing,

and repair uses which are typically found in the area around
commercial and recreational harbors, but not in them.

Typically these are:

Custom Boatbuilding;

Engine Repair; ]

Marine Hardware Manufacturing;

Specialized crafts such -as electronics, repair,
‘fiberglassing, woodworking, ‘and general shipwright
activities ; S

Discount and wholesale marine hardware sales;

Sailmakers/canvas shops; ,

Diver and fishing gear suppliers; and

Other commercial uses complimentary with in-Harbor
uses. :

0000

0000

There is an identified demand for such uses in Oceanside,

since the nearest available concentrations are in Dana

Point, and San Diego and the few existing operations in
Oceanside are scattered and inaccessible to the Harbor Area.
Typically, such uses seek Harbor proximity, but require

lower cost land/structures, such as might be found in rehabili-
tated existing structures or flexible, clear-span general
industrial building space which could be subdivided into
stores.

Slight modifications to the existing street system are
proposed, along with the development of the river embankment
areas into recreation/open space uses (where feasible)
linked to the major recreation/open space use of the "river
park." Improved access to Parking Lot #1 would be provided
by an improved Carmelo Drive/Riverside Drive and improved
signing at Hill Street, Harbor Drive and Carmelo.

Landscaped "entries" and entry streets to the Harbor Area
would also provide an improved "image" for both the approach

to the Harbor Area in this important location and to the existing

and proposed uses in the entire Northeast District.

-




Southeast District - This area, which is characterized by
existing viable commercial uses interspersed with a great

deal of vacant and underutilized land, is proposed for new

and rehabilitated existing commercial development along Hill
Street (highway oriented/supportive uses would be feasible

due to proximity and visibility), with multi-family residential
uses recommended for the areas west of the Hill Street

corridor and south to 8th Street. These residential uses

would replace the existing trailerpark and would be developed
within a circulation system and site planning approach
responding to the curving, sloping contours and the ocean/river
views which characterize this area.

The slopes leading down to the San Luis Rey River and to the
A.T. and S.F. Railroad would be developed as a landscaped
open space buffer between these areas and the proposed
residential uses, with pedestrian, equestrian and bike
trails connecting to similar systems following the river.

Southwest District - This is currently (and potentially) the
“most intensively developing district, with over 700 units of
new multi-family housing recently completed. Continuation
of this use pattern to 8th Street is suggested at lower
densities for this area. An extensive system of public
access-ways to, and paralleling, the beach, providing pedes-
trian, bicycle and minibus access, has been proposed for
this area, and would link to the Harbor Area via either the
existing Pacific Street or across the earlier-proposed
Pacific Street Bridge.

This alternative for the Study Area proposed the retention
of the existing Pacific Street in a slightly modified form
for use by bicycle, pedestrian, and minibus transportation,
and as a peak egress period "exit" (only) from this portion
of the Harbor. The re-routing of Pacific Street along the
southern riverbank would enable connections to be made to
trail systems along this major open space, and could provide
connections to similar systems along the beach front. A

u ecrossing of the railroad tracks by an improved 8th Street,

with improved connection to Hill Street, would provide
access to the major arterial streets in this area (Bill,
Pacific) for residents of the area, as well as a more direct
connection to the freeway, if proposed modifications to the
8th/Hill/freeway ramp intersection are undertaken.

San Luis Rey River - Development of the proposed flood

control facilities would be structured in a manner compatible
with the linear park concepts previously described, and in
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such a way as to enable both an aquatic. park/preserve and an
active beach park to be developed within the riverbed area.
The more active uses in the linear park and adjacent Harbor
Area would be screened from visual or uncontrolled activity
intrusion into the more natural, or preserve/conservation
areas of the aquatic park by limited access and extensive
landscaping. ‘

Use of the aquatic park as a public open space under the
preserve/conservation concept would be limited to observation
of the area from a walkway and observation point system,
adjacent to, and within the area along with a series of
interpretive centers describing both natural systems and the
role of the area as a flood control measure. Tours would be
available, and some concessionaire functions would be permitted.
Additional planning, channel modification, earth moving and
water quality level maintenance improvements would be required
to establish the preserve, which would have a detailed plan
developed for it under local, state, and federal auspices.

9.7 STUDY AREA ALTERNATIVE #2

This alternative, while substantially the same as the first
alternative in owverall land use and circulation concepts
within the various "districts" (differing only in configura-
tions ard possible intensities or groupings of development),
differs substantially in the major circulation connection
across the river, and in the proposed development of the
river resource. L ‘ :

This alternative utilizes the proposed Pacific Street Bridge.
as a major east-west connector of use areas (in addition to
Hill Street), leading into (and through) the Harbor Area

from the intensely developed Southhwest District. The 8th
Street Railroad crossing would also be included in this
alternative, as would all of the other circulation improvements
described in SA Alternative #1 (although new local street
patterns in some areas would vary).

The development of the San Luis Rey River would, in this
alternative, combine the "beach park" and "natural preserve"
concepts of Alternative #1 with a more actively utilized
park area providing fishing, animal viewing areas, and other
active recreation uses compatible with water quality, flood
control, and other constraints.

The "active" recreation area would be upstream from the
Railroad/Pacific Street bridges, while the "natural" area



would be located downstream of the bridges to the "beach"
area. '

9.8 PLAN REVIEW/SELECTION PROCESS

The alternatives for the Harbor Area, Study Area, and the pro-
posed Harbor Expansion were reviewed by the City, Coastal Projects
Committee, various other interest groups, Coastal Commission, Corps
of Engineers, and a consensus was determined as to the most desir-
?ble/fea51ble plan alternatives or comblnatlon of plan elements

or:

o) Harbor Area
o Study Area

The means of reviewing and selecting these "final" plans for
further documentation by the consultant was a two-step pro-
cess. o

The first step in the review process involved reviewing each
of the alternatives and their elements (to the degree of
detail possible) against planning criteria established by
the Coastal Commission and through the Precise Plan Study
itself. These criteria represented "performance standards"
which had to be met by the various elements in meeting
various objectives. (See Chapter 1)

Utilizing the Plan Evaluation Matrix which was developed for
this process (See accompanying illustration), the following
process was utilized by the various reviewers:

o} When an existing or proposed use for a designated
parcel or lot was indicated in each of the alterna-
tives, i.e. "Restaurant on Parcel 2 in Alternative
1l; Hotel on Parcel Z in Alternative 2; Park on
Parcel Z in Alternative 3", these were analyzed in
terms of how well they met a partlcular criterion
such as "maximize public use", yleldlng a selection
of the proposed use of this parcel in Alternative
3, for example. | 3

o} Each element of each Harbor Area alternative was
analyzed in this fashion, resulting in a £filling
in of the intersecting box on the chart with the
number denoting a "best" alternative, or "all" if
all were equal or nearly equal in meeting the -
criterion or "none" if none met it. If more than
one met the criterion, then they were described in
order of preference - 1/3/2, etc.
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(o] Because of their more conceptual nature, the
evaluation system treated the Study Area and
expansion alternatives as aggregate concepts
rather than collections of individual elements.
Thus, the satisfaction of a criterion was ex-
pressed in the appropriate box in relative degrees,
(low, moderate, high, or none) rather than as a
choice among alternatives. For example, Study
Area Alternative 1 "scored" low on a maximum .
active recreation use of the San Luis Rey River"
criterion, while SA Alternative 2 scored a "moderate"
due to its different recommendation for this use.

The second step of the review and selection process was for
the reviewing groups/indiivduals to express their respective

points of view as to the way 1in which the alternatives and

.

their elements would meet their group oOr individual interests
and concerns (boat-owners, beach-goers, Harbor Patrol, City
staff, etc.). These comments were summarized and provided

as supplemental information to the review and selection

results.

.

Based upon this review process, the final Precise Plan, and

the subsequent recommended implementation program and design
guidelines were developed by the consultant to complete the

Precise Plan Study. .

The relationship of the final Precise Plan (short and long-

range) - to these selection criteria is illustrated in the
Introduction section of this EIR.

9;9 "NO PROJECT" ALTERNATIVE

By definition, this alternative would result in the operation
of the Oceanside Harbor in a continuation of existing condi-
tions without resolution of the problems and issues identified
at the beginning of this report (Chapter 1).

Preparation and implementation of the Precise Plan represent

an opportunity for City and Harbor officials to improve the
efficiency of the Harbor's operation and increase its value

to the city/region as a recreational and economic resource in
response to the identified opportunities and in solution of the
problems outlined in the Precise Plan, reflecting both the
growth and changes in recreational boating in the past 15 years
and the growing experience with operating small craft harbors
as mixed use recreational/commercial/residential use areas.

additionally, with demand for coastal boating facilities high and
continuing to increase, the impacts of the "no project" alternative
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would be characterized as generally adverse. Policies pre-
sented in the California Coastal Act seek to promote more
thorough use of existing boating facilities in order to limit

as much as possible the degradation of coastal resources (as

a result of new Harbor construction), such as the Auga Hedionda
area which has been proposed as a site for a possible new marina.
The "no project" alternative would not meet the objective of
this policy, but rather would result in the continued building
pressure for construction of new harbor facilities in the area.

The "no project" alternative might further defer required main-
tenance of Harbor Area utilities currently in a deteriorated
state (due to a need for reallocation of existing funds or gen-
eration of additional funds), whereas the upgrading of utilities
would be "programmed into" the' Precise Plan implementation.
Increasing demand for boating facilities will also increase uti-
lization of other Harbor facilities, especially parking and cir-
culation, resulting in congestion~and deficiences in meeting

the public's needs which could not be addressed under the "no-
project" alternatives. Additionally, it would result in con-
tinued damage from surge in the existing Harbor, and reduced
revenues for the Harbor.

The "no project" alternative would severely restrict the capa-
blllty of OSCH to provide the multiple uses required to satisfy
1ncreasmng public demand for Harbor/Harbor-oriented facilities
in the firm of a regional recreation facility as well as main-
tain the level of economic viability necessary for continued
operation of the Harbor Area as a strong economic/recreational
use for the Oceanside Community.

9.10 PARCEL K - JOLLY ROGER EXPANSION ALTERNATIVE

The Jolly Roger Company has expressed an interest in constructing

a new restaurant on Parcel K close to their existing facility.

This alternative was not considered during the Precise Plan develop-
ment process; however, the lease for Parcel K does indicate the
potential for expanded use of the parcel. The alternative of a new
restaurant on Parcel K is presented here so that the decisionmakers
can weigh the possible restaurant use along with other new uses
proposed in the vicinity (i.e., expanded sailboat sales and ex-
pansion of Docks C, D, and E).

The critical concern with this proposal 1s parking. As noted in the
short range plan, although the existing Jolly Roger Restaurant has
more than enough parking to meet statutory requirements, there are
occasional problems with peak hour overflow into Lot #2 (Oceanside
Yacht Club) to the west. The Precise Plan suggests that some type
of regulation (control gate for slip renters and Yacht Club members)
may be necessary to protect parking for those users.
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Parking Lot #3 to the east of the Jolly Roger is currently under-
utilized, with an excess 91 spaces. The Precise Plan anticlpates
that the Sailboat Sales complex would be expanded (committing about
57 parking spaces) and new boat slips would be constructed on
Docks C, D, and E (requiring 26 parking spaces).

Based on these calculations, there would be an excess of about

26 spaces in the Jolly Roger lot and Lot #3. The proposed restaurant
would eliminate about 1l existing parking spaces and would require
approximately 60 new spaces. What this boils down to is: THERE
WOULD NOT BE ADEQUATE PARKING TO SUPPORT EXISTING USES, EXPANDED

BOAT SALES, NEW BOAT SLIPS AND A NEW RESTAURANT CONCURRENTLY. The
ne# restaurant could meet parking requirements only if the other pro-
posed expanded uses (sailboat sales and new slips) were scaled down
or eliminated.

In terms of Coastal Act policies, all three of the suggested uses

are appropriate. The boat slips would probably be considered a

higher priority use under the Coastal Act because they are water-
dependent. While the boat sales and restaurant are not water-dependent
per se, they do serve a coastal-oriented market of recreationists and
tourists. ‘ :

It would appear that the decision to include a restaurant in the
Precise Plan is an appropriate policy option if the Harbor District
so chooses and the parking concerns are resolved.

One alternative for achieving greater parking efficiency would be
to combine the restaurant and boat sales into a single complex. In
addition, it may be possible to avoid peak hour parking congestion
by stipulating the hours of operation of the restaurant and/or boat
sales in any lease document. These possibilities should be studied
further in the event that the Harbor District wishes to consider
modification of the Precise Plan for Parcel K.
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10.0 SHORT-TERM USES/MAINTENANCE OF T,ONG-TERM PRODUCTIVITY

This section of the EIR is concerned with the extent (if any)

to which the cumulative short and long-term effects of the
project (short-term being construction; long-term being the
assumed useful life of the uses, or approximately 40-50 or more
years) represent a "narrowing" or restricting of the range of
beneficial uses of the environment over the longer time. The
"longer-range" is generally considered to be a non-limited per-
iod, but is traditionally defined as the next several genera-
tions/100 years for the purposes of projecting reasonable assump-
tions of future use of the environment. :

Additionally, any long-term risks to health and safety, and
the justification of the current implementation of the project
(rather than reserving options for future alternatives) must
be considered. )

The primary concerns of'the short-term/long-term impact cycle
are thus the following:

o The extent to which the land resource is precluded
from being used in its original form or able to
be utilized for alternative uses in the future, as
a result of the project's implementation (other uses,
parks, open space, etc.).

(o} The extent to which the implementation of the project
results in the continuance of, or creation of,
long-term health and safety problems which have an
indefinite degree of severity and time of occurrence,
but which preclude the use of the site or related
areas for future uses due to this unknown (or known)
problem (radiation, petroleum extraction, etc.).

o The extent to which any specifically identified op-
tions for the current use of the site exist as a
result of public agency planning studies/recommenda-
tions/action programs, alternative proposals from
other agencies which offer different uses, or alter-
native use considerations by the same agency which
might be possible on the site. Any time-constrained
considerations which also affect the project's feasi-
bility are also critical.

Taking these concerns in order, the effects of the proposed project
are:

o The construction of the Oceanside. Small Craft Barbor
(and preceding Del Mar Boat Basin) resulted in the
conversion of an ancient coastal river mouth (old
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San Luis Rey River "estuary") to a specialized Harbor
facility for recreational boating use. While it is
conceivable that the Harbor (and Del Mar Basin) could
be converted to some alternative types of harbor use
(totally military, totally commercial fishing, etc.),
it is not realistic to consider that the Harbor might
readily be converted to the original land forms in
order to provide for some alternative use. It is
however, realistic to consider that the land and water
resources created can be enhanced and expanded for
broader public use over the long-term by the proposed
short-term actions.

The implementation of the Precise Plan does not directly
create uses or conditions which would result in a
long-term health or safety problem by this definition,
but does recommend measures by which the continuation
of major existing safety problems (jetty entrance con-
ditions, surge damage in Harbor, etc.) could be re-
moved or alleviated. Concurrént actions by others
(solution to beach erosion by Corps of Engineers)
would, in turn, alleviate major problems which have
been found to be short-term uses contributing to the
diminishment of long-term productivity (construction
of wartime breakwater permanently and negatively al-
tering the downcoast beach environment unless miti-
gated). :

No proposed options have been identified for the use

of the Harbor Area for different uses or alternative
uses which would be desired, or mandated by other
agencies or entities. The alternatives analysis of

the Precise Plan process thoroughly examined the

full range of possibilities within the guidelines and
criteria which would apply (Coastal Act, City General
Plan, etc.) and found no options proposed by any other
agency or entity which represent substantial variance
from the current use. It is conceivable, however, that
in time of war, the recreational boating use might

be usurped for military functions, but this would pre-
sumably be a temporary, rather than long-term condition.
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11.0 IRREVERSIBLE ENVIRONMENTAL CHANGES

The changes which are of concern +o this section of the EIR
traditionally deal with four areas:

o] Any large commitments of non-renewable resources.
(petroleum, etc.) during the project's construction
and use of the land which makes removal of the pro-
posed use or other uses unlikely in the future.

o Primary and secondary impacts (major new highways,
utilities opening up previously undeveloped greas)
which would commit future generations to similar
uses. :

o Any irreversible environmental damage which could
result from "environmental accidents" related to
the project (explosion-of a nuclear power plant
resulting in radioactive contamination, or pollu-
tion of significant groundwater sources from uses
on the site, etc.).

o Evaluation of the proposed consumption of irretriev-
able resources in order to determine if it is Jjusti-
fied in terms of priorities, supplies, etc. (design/
construction of an "all-gas" house in the present
context of a natural gas shortage).

While these categories typically apply to more complex projects
than the Oceanside Harbor Precise Plan, the cumulative effects
of numerous other projects upon non-renewable resources such

as natural gas, copper, and others must be considered in their
individual designs and subsequent use, in order to diminish the
potential for significant cumulative effects.

Additionally, the impacts of increased use of retrievable re-
sources (water, power, wood, etc.) upon irretrievable resources/
needed to supply them (fossil fuels, etc.) must also be considered,
to the extent that is realistic and relevant.

The irreversible environmental changes which are expected to re-
sult from the Oceanside Harbor Precise Plan are:

e No large commitments of non-renewable resources are
expected to be utilized in construction and use of
the project. The anticipated consumption of fossil
fuels and fossil fuel-generated power, while repre-
senting an incremental "jrreversible commitment" of
these non-renewable resources, does not represent

11-1




an inordinant amount for a project of t@i§'si?e, and
can be made more efficient/reduced by mitigation
measures discussed elsewhere.

Since the area within which the project is locatgd is
already committed to urban use, and the project is a
permitted use under the applicable planning and zoning
controls, and since other critical areas such as

the San Luis Rey River will not be negatively affected,.
the project would not result in the development of
previously undeveloped areas in a manner creating an
irreversible loss of non-renewable resources (parti-
cularly natural) or committing the use of the site
irretrievably into the future through conversion from
a "natural" state.

No aspects of the project's construction or operation
are expected to create ‘the opportunity for major en-
vironmental "accidents" resulting in the irretrievable
loss of non-renewable resources. The cumulative ef-
fects of toxic landscape maintenance chemicals and
toxic chemical substances on any sewage or runoff
waters can be regulated by design and local government
agencies, and are not expected to constitute a prob-
lem in either single instances of spillage or by

other means. No research, commercial, scientific,

or other uses involving major hazards are permitted

in the Plan. Minor fuel spills can be handled by
floating booms and skimmer pumps, and no use of on-
board heads is permitted on berthed boats.

The anticipated consumption of a number of renewable
and non-renewable resources in the Plan's implementa-
tion is an undeniable fact of any development action.
The extent to which this consumption might be: out

of proportion to the project's scale; an essential
element of the project (when other choices were avail-
able); or results in use of rationed or otherwise re-
stricted resources inefficiently in times of shortage,
are all areas of proper concern in assessing this
factor's impact. In the case of the proposed project,
design modifications and mitigation measures which

are recommended in this EIR would result in the project
achieving a highly efficient use of necessary resources
(renewable and non-renewable), and having the capability
to alter the rate of consumption, as well as shlftlng
to other systems, during potential periods of crisis,
or as new technology provides such opportunities,
(solar power replacing natural gas as technology ad-
vances, etc.).
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EN-APRV DALNAL iR

REéPONSE‘TO COMMENTS ON THE DRAFT EIR

NOTE: Comments from reviewing agencies are summarized below. Please
see the letters in the preceding section for the full text of those
comments. '

COMMENT FROM OCEANSIDE YACHT CLUB:

The Precise Plan should include provisions for a small (2 ton) boat
hoist adjacent to Service Building 5 (Oceanside Yacht Club).

RESPONSE:

This comment is more directly applicable to the Precise Plan than the
EIR, and will consequently be more fully discussed in the staff report
on the Precise Plan. Briefly, the critical concern with this pro-
posal is parking. The Precise Plan notes that there is currently a
deficit of 49 spaces in Lot #2, which serves Oceanside Yacht Club and
Docks F, G, H, I, and J. The suggested expansion of the Yacht Club
would commit an additional 11 spaces. Even with the development of
new parking spaces cut into the embankment, a deficit of 20 spaces - ™=
would remain. According to DNOD standards, a new hoist requires

10-15 new car/trailer (double) parking spaces. There 1s no land area
available to provide these spaces, and staff does not believe that it
is feasible to use remote parking in this instance. The Yacht Club
is correct in asserting that a hoist would expand boating opportuni-
ties for those unable to acquire a slip, but staff belleves that

this function should be located in an area which can provide car and
trailer parking (possibly near the existing launch ramp or as part

of the expanded Harbor).

COMMENT FROM SEWER AND WATER SUPERINTENDENT:

The existing 8" water line which serves the Harbor is 1nadequate dur-
ing periods of peak demand, and it is questionable whether any addi-
tional demand can be imposed on the existing system.

. COMMENT FROM FIRE MARSHAL:

Existing fire flow in the Harbor is about 2500 gallons/minute. For
growth to continue, an estimated flow of 4000 gallons/minute is needed.
Ten inch mains are required.

RESPONSE :

Both of these comments emphasize the need to upgrade the water system
in the Harbor. As a mitigation measure, staff believes no new de-
velopment be allowed in the Harbor unless adequate water service 1s
available for both fire flow and domestic purposes. ’

- G - . T A . . T S WA G S ST -
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COMMENT FROM REDEVELOPMENT DIRECTOQR:

The Study Area designations should be modified as follows:

a. The existing vacant parcel of land located immediately north
of the Algea Condominiums between the AT&SF Railroad and
Pacific Street should not be designated new commercial.

The preferred use is public parking, with multi-family resi-
dential as an alternate land use.

b. It is suggested that residential development in the Southwest
District be at lower densities than in the past (in the range
of 40 du/acre).

RESPONSE:

The Study Area plan was included to allow consideration of the mutual
land use and circulation effects of the Precise Plan on the surround-
ing area. Any land use decisions in the Study Area are within the
purview of the Redevelopment Agency, and would need to be evaluated .
with regard to both Agency goals and compatibility with the Harbor
plans. The modifications suggested above appear to lessen circula-
tlon impacts and are therefore considered compatible with the Precise
Plan. : ’

COMMENT FROM REDEVELOPMENT DIRECTOR:

The area known as Lot #1 (east of the railroad tracks) is within botbh~
the Harbor District and the Redevelopment Area. The Redevelopment !
Plan designates this area as open space. The Harbor short range plan
calls for a continuation of the exlsting parking/open space use; the
long range plan calls for development of air rights (over parking)
speclalty commercial uses. It may be necessary to amend the General

- Plan and Redevelopment Plan to achieve compatibility with the long
range plan. However, until such time there is an actual proposal

to construct commercial uses, it 1s suggested that the General Plan
and the Redevelopment Plan remain unchanged.

RESPONSE:

The long range concept for Lot #1 was developed with the understand-
~ing that demand for commercial support services may some time in the
future make it economically feasible to construct air rights develop-
ment. Staff believes that this may occur 15 years or more in the
future. At any rate, such a use would be governed by private and
public sector economics, provision of adequate parking for both
exlisting and new uses, and compatibility with the Precise Plan Guide-
lines.

Staff recommends that the General Plan be amended to reflect a "Harbor"
designation for all areas within the Precise Plan. Such a designa-
tion would ensure compatibility of the Precise Plan with both the .
General Plan and the Redevelopment Plan. . (
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COMMENT FROM THE JOLLY ROGER COMPANY: The Harbor District should
designate a new restaurant instead of expanded yacht sales 1n the
vicinity of Parcel K (existing Jolly Roger Restaurant) because the
restaurant would serve a broader base of public and provide a greater
economic return to the Harbor District and the City.

RESPONSE: The critical factors in determining an appropriate land
use for this area are:

-Parking adequacy;

-Compatibility with boating uses;

-Economic return to the Harbor District; and,
~Adherence to Coastal Act requirements._

The draft EIR acknowledges that there would not be enough parking to
simultaneously serve new boat slips, expanded boat sales and a new
restaurant as presently envisioned in this vicinity. Staff believes
that new boat slips should have first priority for the existing park-
ing. S . .

- . P

in that the boat sales use would be coastal dependent, the Coastal Act
appears to favor that use over the restaurant. '

In terms of economics, the combined revenue to the Harbor District
from all of the boat sales was about $14,000 for the year 1975-76.
A restaurant, on the other hand, could be expected to generate be-
tween $20,000 - $35,000 in rental income to the District.

In developing the Precise Plan, the Coastal Projects Committee felt
that no new restaurants should be allowed in the North Basin because
of possible security problems for slip renters (i.e., an increased
potential for theft and vandalism). It is possible that this could
be mitigated by regulating the hours of operation of a restaurant
and restricting any cocktail lounges. :

Staff believes that the Harbor District Board has sevérél options
open in resolving this land use issue: .

1. The District could switch the Yacht Sales complex to Parking
Lots 4 and 5 (thus eliminating the new restaurant proposed in
that location in favor of the Jolly Roger expansion). This
alternative would be more desirable from the standpoint of
parking, but still poses the potential for "security" problems.

2. Conversely, the Jolly Roger Company could be encouraged to lo-
cate the new restaurant in the South Basin area (New Parcel #4
as currently proposed in the Precise Plan).

Based on preliminary discussions with Jolly Roger representa-

tives, this may not be acceptable because they would like the
new restaurant to be close to their existing restaurant.
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With major modifications, it is possible that both the Yacht
Sales complex and restaurant could coexlst on the site. Such
modifications could take the form of:-

-Scaling down the size of both of the uses so that
adequate parking can be provided;

-Consolidating both uses in a single complex;

-Stipulating alternating hours of operation so that
Joint use of parking could occur.

These measures could pose a hardship for both uses and there-
fore might be unacceptable.

COMMENT FROM MARINE ADVISOR: The Precise Plan neglects the needs

of commercial fishermen. The basic commercial fishing facilities

needed are:

.oy

-Berthing sgacé;

-Loading ané.unloading space;

‘-Access to shaved ice for fish cooling;
-Access to groceries and hardware; (W

-Amenlties 1ike'showers and heads, and coffee or lunch.

A berthing area where commercial boats could be concentrated and a

loading dock to which pick-up trucks have access are high priority
considerations.

RESPONSE:

1.

Berthing Space - Presently there are no berths available for
any new boats, except on a transient basis. The waiting list
for berths is.about 300. Relocating all existing commercial
fishing vessels into one location may be possible as new berth-
ing space is created. This would allecw ccmnerc1a1 flshermen to
monitor each other's activities.

The Harbor provides transient berthing for commercial fishermen
for a maximum cf 30 days. To date, transient berthing has been
available to anycne requesting it. :

In response to the special needs of comme}cial fishermen, the

District has a"reed to allow Sllp sub- 1etting on a case-by-case
basis . ,

—————————— - —_—-—.—.....—__.. v oo e cmi s

ontc waiting trucks. It would be desirable to’ have a hcisp .
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in this location tc .unloed large fish crates, nets and -sword- .
fish from becal to vehicZe. The boat launch ramp area or the
old public fishing platform have the potential to be utilized
for this purpose. Commercial fishermen are presently allowed
to purchase keys to the launch ramp gate for $20.00 a month.

The District has agreed to designate a loading area for commer-
cial fishermen but the critical problems are finding an appro-
priate location and determining who will pay for the hoist
(approximately $7,000.00) and loading platform.

3. Support Facilities - Staff investigation reveals that ice 1s
available from Oceanside Ice Company about five blocks south
and can be delivered to the Harbor. The ice company also stated
that ice machines could be installed at the Harbor, at such
time they are economically feasible.

Groceries and hardware are available on a limited basis at the
"Mijit Market" and at Oceanside Marine Center. Upgrading of
these services is provided for in the Precise Plan.

Lunch and dinner are available on a daily basis at various
restaurants in the Harbor, and breakfast is served from 7-a.m.
daily at the Jolly Roger. :

Showers and heads are available throughout the Harbor, and will
be improved during the course of plan implementation.

Staff has recommended that the following policies be included
"“3 in the Precise Plan to accommodate the Commercial Fishing
,,,,,,, ‘ Industry: :
~The District shall work with the commercial fishing
industry to locate (possibly near the "new" sport-
fishing dock or "old" public fishing dock) and seek
funds for a loading and unloading platform and hoist
for use by commercial.fishing vessels. :

-The District shall continue to provide needed
berthing space to commercial vessels on a transient
basis. At such time new permanent berthing or moor-
ing areas are provided, the District shall consider

~assigning a portion of that space to ractive commer-

- cial fishing vessels, commensurate with need.

-The District shall encourage the development of
facilities which support the commercial fishing in-
dustry, such as crushed ice sales, groceries, marine
hardware, and eating establishments.

-The District shall undertake consolidation of ail
commercial fishing vessels presently berthed in the
Harbor in order to better meet thelr operational
needs. ' '

-In recognition of the specilal needs of commercial -

fishermen, the District shall consider slip sub-
letting by commercial vessels on a case-by-case basis.
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COMMENT FROM STATE WATER RESOURCES éOARD:"The final EIR should ad-
dress the following comments: :

1. On Page 5-28, the draft EIR discusses only dust-related im- .
pacts of construction on water.quality. Additional impacts (
resulting from land disturbance, such as erosion, could "
occur. The final EIR should address such impacts and recom-
mend’ mitlgation measures

2. Mitlgatlon measures should be considered to minlmlze dlS—
charge of o0il and grease in runoff from onshore facilitles
such as parking lots.

RESPONSE:

1. Construction in the Harbor could result in incremental water
quality impacts such as increased erosion and siltation of
the Harbor and San Luis Rey River. In order to minimize
these impacts, the following mitigations should be imple-
mented:

a. All grading should be undertaken durlng the dry
“season (March through November) in“order to mini-
" mize sedimentation of the water bodies surrounding
the Harbor.

b. All construction wastes, including fuels and paints,
should be collected and properly disposed of offsite.

c. All manufactured slopes should be planted upon {M
completion of grading. ‘ "

2. Implementation of the Precise Plan could increase by a
small amount the level of o0il and grease introduced into
the Harbor and San Luis Rey River. This potential impact
can be mitigated by:

a. Performing periodic cleaning of all streets and park-
ing areas in the Harbor.

b. Enforcing restrictions against illegal dlscharges.

c. Whenever feasible, directing new drainage facili-
ties away from the San Luis Rey River.

COMMENT FROM THE CALIFORNIA DEPARTMENT OF FISH AND GAME:

1. -Impacts to marine flora and fauna in the Harbor from surface
runoff should be considered, and mitigation measures should
be spelled out.

2. The long term chronic effects of pollutants on marine re-
sources should be considered. “

3. The impacts of the project on the California least tern, . (M
. Wwhich nests in the v1cinity of the Santa Margarita River
mouth. : ‘ '
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The Precise Plan/ETIR discusses water quality and hydrology -
impacts and mitigations on Pages 5-28 and 8-13.
Measures proposed to reduce water quality impacts are:

a. Strict enforcement of existing regulations prohibiting
discharges.

b. Continuing use of holding tank facilities.

c. Requiring sealed through—hull fittings for marine
toilets.

d. Conducting all grading during the dry season (March
through November). :

e. Collection and proper disposal of all construction
wastes.

f. Continuing periodic cleaning of all streets and park-
ing areas within the Harbor.

g. Whenever feasible, directing all new drainage facili-
-ties away from the San Luis Rey RiVver. '

The Precise Plan proposes only minor increases 1in berthing
facilities. The Corps of Engineers has tested the Harbor water
and found that levels of copper (which is an ingredient in some
anti-fouling paints) are quite low in the Harbor. Lead levels
have not yet been tested.

Since the Precise Plan will not significantly increase the
number of boats berthed in the Harbor, the impacts from anti-
fouling paint will be small.

The District will continue to encourage proper controls over
bottom-cleaning of berthed boats.

A nesting colony of least terns is located at the mouth of the
Santa Margarita River, about 1.6km(1l mile) north of the Harbor
on Camp Pendleton. According to a report by the least tern re-
covery, (CAL Fish and Game, 1977) numerous sitings of least
terns feeding at Oceanside Harbor have been reported during the
last five years. '

The nesting area itself is off-limits to civilians and therefore
is not directly impacted by users of the Harbor. The least tern
recovery team did not report any special hazards to terns feeding
4in the Harbor area. In that the Precise Plan proposes only in-
cremental expansion in boating use and will not introduce any new
predators, the impact to least terns is not expected to be sig-
nificant. However, the City should continue to cooperate with
the' Department of Fish and Game in assuring that this endangered
species 1is protected.
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LIST OF REVIEWING AGENCIES

The following persons or agencies were sent copies of the Precise (ﬁ
Plan and EIR: -

Oceanside Marina Club
CHE, Inc. (Chart House)
Mr. Joe Natoli (Cape Cod Village)
ISACO (Cape Cod Village)
Marina del Mar
Mr. Howard Drollinger
Mr. John Pruitt
Chevron USA (Fuel Dock)
Mr. Harold Johnson
Villa Marina
Jolly Roger, Inc.
Oceanside Marine Center
Yearly Sailboats
Oceanside Sallboats -

_. Baker's Yacht Sales

¥California Coastal Commission

¥San Diego Regional Coastal Commission
Corps of Engineers
North County Transit District
CPO
U.S. Fish and Wildlife Service
AT&SF Railroad
County of San Diego APCD
Commanding General, USMC
Redevelopment Director
Harbor Superintendent
Fire Marshall
City Manager
City Engineer . )
SDG&E Marine Advisor, U.S. Cooperative Extension
San Diego Unlfied Port District
U.S. Coast Guard
Oceanside Coastal Projects Committee
State of California Clearinghouse
Resources Agency
Energy Commission
Department of Food and Agriculture
Department of Health
Department of Conservation
Department of Fish and Game
Department of Parks and Recreatlon
Department of Water Resources
State Water Resources Control Board
Air Resources Board
Solid Waste Management Board

P

S

¥Denotes Responsible Agencies
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State Lands Commission

Dept. of Navigation and Ocean Development

CALTRANS District II.

(San Diego Regional Coastal Commission)
Oceanside Public Library (copies for public review)

The following persons and agencies were notified that the Precise
Plan and EIR were avallable for public review:

Harbor Surf Gallery
Oceanside Yacht Club
Algas Dock Lockers
Rent-a-Sail
Mr. John Jones
Mrs. Frances Shirley
Rick Barkdull
Henry Butler
Erwin Buxton
Ray Carigan

-- Allen Coughenour -
Arch Coutrige
Jim Duncan
Sven Emmerman
Paul Galis
Terry Kasber
Carl McWha-
Ryan Miller
James Q'Neal
Douglas Parish
Pat Perlson
Dr. Patrick Scott
Ernest Taylor
Henry Tenaglia
Bob Thomas
Donald Ward
Bob Wilson
Oceanside Unified School District
Pacific Telephone
The Blade Tribune
The Los Angeles Times
The San Diego Union
City of Carlsbad
City of Vista
City of San Clemente
County of San Diego
Qceanside Chamber of Commerce
Susan McCabe

12-9




Oceanéia/e yacA'f | C/ué Rece,

/
#p oy, Ve
INCORPORATED 1963 . 4
Member SCYA ‘ P“W 7 9}1}
1950 HARBOR DRIVE NORTH OCEANSIDE, CALIFORNIA 92054 f,’ﬁ;r
. Ve

November 10, 1978
TO: Dana Whitson, Oceanside Planning Department
FROM: Board of Directors, Oceanside Yacht Club

SUBJECT: Site approval in the Harbor Precise Plan for a small
boat hoist to be located near the Oceanside Yacht Club.

Listed below are the major reasons for our request for a site
approval for a small boat hoist (Two (2) ton capacity).

- . T . ) . .

1. To provide recreational boating to a segment of the public
unable to maintain a boat in the water or to acquire slip
space.

2, To encourage the development of a junior sailing program

for the growth and future of recreational boating.

3. To stimulate interest and access to recreational boating
for young adults.

4, To acquire approval for a site that will permit Oceanside
vacht Club to construct and maintain such a hoist for small
boats at our expense. '

Your consideration for this request to be included in the Harbor

Precise Plan will be appreciated.
&% A

RANK RIP R 1ce-Commodore

Bapnstt

ROBERT WHITE, Rear-Commodore D BARNETT, Secretary
At 4 1 WP E—— . / et s

RRY" HENSON Treasurer JEAN‘€§§ﬂ§Zjﬁirector
@9 W
%?Lﬁf R%Ig D:Lrector  BILL HEERSEMA,‘Director

ommodore

LO0e -

TT Director LP 2ﬁgpN, Director =

JOHN WHITE, Director
cc: Doug Avis, Oceanside City Councilman
Don Riley, Oceanside Harbor
Tom Gorman, L.A. Times
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MEMORANDUM Py 78
OTY 07 2 Depy
CENSIpE
DATE: 'November 15, 1978
TO: Robert Gentles, Acting Planning Director
FROM: James F. Turner, Superintendent
Water and Sewer Department

SUBJECT: COMMENTS ON OCEANSIDE HARBOR PRECISE
PLAN/EIR ‘ s

Page 5-20 Water -

During periods of peak demand, the 8" water line within
the Harbor is not adequate at the present time. A case in
point is when the Harbor turns on their irrigation system,
the top floors of the Marina Towers are without water. To
combat this situation, we have asked the Harbor personnel
to stagger their irrigating. This has corrected the
problem, but a constant increased demand could aggravate
the Marina Towers predicament.

Page 6-1 Services -

It is questionable whether additional demands can be
imposed on the existing water system. (See remarks above)

A A Ao
ames F. Turner

’ JT:co
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MEMORANDUM
November 17, 1978
TO: Robert Gentles, Acting Planning Director
FROM: W. B. Longman, Fire Marshal

SUBJECT: DRAFT ENVIRONMENTAL IMPACT REPORT and
PRECISE PLAN - OCEANSIDE SMALL CRAFT HARBOR.

After reviewing the Oceanside Harbor Operating
Procedures, it was found that the Oceanside Fire Depart-
ment provides all fire protection for all the harbor
land areas.

z. -

The present fire flow in the harbor is estimated
to be approximately 2500 gallons per minute. For growth
to continue, the required estimated fire flow is a
minimum of 4000 gallons per minute. Ten inch mains
will be required to obtain the required fire flow.

Some consideration should be given to upgrade the

present water system.
18 grin
w. B. ng%ﬁg?
FIRE MARSHAL

WBL/ph
att- — Eu I.Rn

A f‘ QEQQpED

[
™ 0 G Depy,

g
“ne
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MEMORANDUM

TO: Robert Gentles, Acting Planning Director
FROM: Merrell L Watts, Redeveloﬁment Director
DATE: ‘November 13, 1978

SUBJECT: HARBOR PRECISE PLAN/DRAFT EIR

My comments on the subject document as it relates to the Study Area
are as follows.

Figures 3-5, 9-5 and 9-6 - The existing vacant parcel of land located
immediately north of the Agea Condominiums and between the
Atchison, Topeka & Santa Fe Railroad right-of-way and Pacific
Street should not be designated for future new commercial use.

A preferred use is public parking, with multi-family residential
as an alternate land use. These latter uses are consistent
with approved Oceanside Redevelopment Agency land use regula-
tions. ' T S '

Pages 3-32 and 9-8 - It is suggested that future residential develop-
ment in the Southwest District should be at lower densities
than in the past. The Oceanside Redevelopment Agency has
approved a Neighborhood Plan which allows 40 dwelling units
per acre. The Redevelopment Agency has recently approved
residential projects in the Southwest District and on the
east side of the railroad in the range of 40 dwelling units
per acre. Thus, it appears that the Redevelopment Agency has
established a policy which allows high density development.
in the Study Area. S

Wl At

Merrell L Watts
Redevelopment Director

MLW:oc
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MEMORANDUM

§E;;%zzz=é§>>Robert Gentles, Acting Planning Director (
Don ‘Riley, Harbor Superintendent B
‘ RECEIVED
FROM: Merrell L Watts, Redevelopment Director
. NOV 3 01978
DATE: November 30, 1978 PLARNING DEpT

MIY QF 0o noing

SUBJECT: PRECISE PLAN OF OCEANSIDE SMALL CRAFT HARBOR

The Harbor parking lot located easterly of the Atchison, Topeka &
Santa Fe Railroad right-of-way is also within the boundaries of the
Downtown Redevelopment Project Area.

The short range plan for the Harbor provides for a continuation of
the existing land uses of open space and parking. Improvements
include restriping the parking and adding landscaping. The land
uses .identified in the short range plan are -eompatible with the
public/open space/recreational uses set forth in the Redevelopment
Plan. The short range plans are also consistent with the objective
and land uses of this District in the Redevelopment Agency's
"Development Criteria and Land Use Regulations' as noted hereinafter.

j. Ovpen Space District - 10 )
(1) Design Theme : (

The objective of this use district is to provide

a joint open space and recreational area within
the floodplain of the San Luis Rey Riverbed.
Structures which provide for permanent residential
occupancy shall be prohibited.

(2) Primary Land Uses
- (a) Qpen space.
(b) Passive recreational uses.
(3) Alternate Land Uses

(a) Active recreational uses, including but not
limited to, tennis courts, miniature golf
courses, handball courts, and related clubhouse
facilities.

(b) Campgrounds and recreational vehicle parks for
transient usage only.

The long range plan for the Harbor provides for improved pedestrian
and vehicular access to the river park, Hill Street and the Harbor

west of the railroad embankment. Specialty commercial uses would be
allowed on top of a pedestrian deck over parking at grade. Although
the identified specialty commercial uses would be developed on or (
above land owned by the publiec and may be recreational oriented, such

uzes wgre probably not envisioned when the Redevelopment Plan was
adopted.
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lemo to Acting Planning Director
& Harbor Superintendent

November 30, 1978

Page 2

The provision of a long range plan in addition to a short range

plan is sound because it provides a framework which can respond to
changing market conditions, demands and funding opportunities. Wnen
the Board of Directors of the Oceanside Small Craft Harbor initiates
action to allow commercial uses in this area, it may be necessary

to amend the community General Plan and the Redevelopment Plan to
provide for compatibility of land use. However, until such time as
there is an actual proposal to construct the specialty commercial
uses, it is suggested that the General Plan and Redevelopment Plan

remain unchanged.

Merrell L Watts
Redevelopgent Director

MLW:oc
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T os n’!‘i.‘b’;’,’g-, '
November 30, 1978 7”9]0119 P@ger
17042 Gillette Avenue
lrvine, California 82714
(714) 546-0331
Mr. Robert F. Gentles
Acting Planning Director
City of Oceanside
320 North Horn
Oceanside, California 92054
.'5_

.Dear Mr. Gentles:

In response to your letter dated October 29, 1978 asking for
comments to the Oceanside Harbor Precise Plan and Draft
Environmental Impact Report, I would like to offer the follow-
ing comments and suggestions for your consideration on behalf
of The Jolly Roger, Inc. We are requesting that The Jolly (”
Roger Expansion alternative as defined in Section 9.10 of the 2
Precise Plan (as modified in this letter) be approved and
adopted as the primary recommendation for the Short Range
Plan for the Oceanside Small Craft Harbor.

The Jolly Roger, Inc. has operated a Jolly Roger Restaurant .
in the north end of the Harbor since 1973. We feel that this
operation has been extremely successful for all concerned
parties: The Jolly Roger, the City of Oceanside and the gen-
eral public. We have satisfied a need of the general public
who utilize the Harbor by providing an attractive dining
facility serving quality food and beverages at a reasonable
price. During the period from our opening to date, we have
generated rental income to the Harbor District of more than
$130,000, paid property and possessory interest taxes of more
than $118,000 and sales taxes in excess of $350,000 of which
the City of Oceanside received over $58,000. On the average
we provide permanent employment for 60-70 employees, the
majority of who live in the surrounding area and contribute
to the local economy. As you are aware, each dollar paid

out in local payrolls turns over several times in the local
community. To date we have paid out more than $1.3 million
in local payrolls. From an economic standpoint alone, we
believe that we have more than surpassed the Harbor District's
economic expectations in granting us a lease to operate in the (
Harbor. -
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Mr. Robert F. Gentles
November 30, 1978
Page 2

In presenting our original proposal to the Harbor District for
the parcel of land which we presently occupy, we submitted a
two phase proposal. The first phase was the construction of
the restaurant facility which presently exists. The second
phase (Phase II) contemplated additional development of the
property in the form of commercial property to be developed

by us at a later date. Our proposal was accepted-and, in
fact, our lease was written to specifically allow for multiple
uses within Parcel K. Based on the acéeptance of our proposal
and discussions with the City, we proceeded in good faith with
Phase I of our two phase program. To date we have invested
more than $750,000 in Phase I (The Jolly Roger Restaurant and
cocktail lounge) and have expended a considerable amount of
time and energy studying various alternatives to determine the
best possible use for the remaining development area within
parcel K. As a result of our research, we have determined
that an additional restaurant with a menu and concept which
would compliment The Jolly Roger would be the best development
and.use to provide maximum benefits for us, the City of
Oceanside and the patrons of the Oceanside Harbor.

For almost a year we have been working with the Oceanside
Planning Department and Oceanside Small Craft Harbor Leasing
Committee to obtain the necessary approvals to begin final
planning stages on Phase II of this project. We feel that

our proposed restaurant operation "Monterey Bay Canners
Restaurant and Fish Market", which will be discussed in greater
depth further on in this letter, would provide maximum benefits
to all concerned parties. Unfortunately, if the Precise Plan
is adopted in its present form without the substitution of the
alternative discussed in Section 9.10, it appears highly unlikely
that we will ever be able to implement any or all portions of
the second phase of our original proposal to and agreement with
the City of Oceanside. We feel that this would be unfair to us
and not provide maximum benefits to the City of Oceanside and
the users of the Harbor facilities. :

In discussing the alternative as discussed in Section 9.10, the
authors of the Precise Plan find this alternative acceptable with
only the issue of the adequacy of adjacent parking facilities a
questionable item. This item could be removed as a questionable
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Mr. Robert F. Gentles . (
November 30, 1978 ’
Page 3

item completely if the Yearly Sailboat Sales expansion is elim-
inated from the Short Term Plan. Present parking spaces avail-~
able in Parking Lot 3 and The Jolly Roger parking lot total 304
(199 and 195 respectively). Present requirements call for 108
parking spaces in Lot 3 for slip owners and the present sailboat

. sales, and 87 for The Jolly Roger Restaurant. If the alternative

" which we recommend is adopted, there will be a need for additional
parking requirements of 26 spaces. for the boat slip expansion on
Docks'C, D and E and 60 spaces for our Proposed restaurant.
Additionally, another 14 spaces presently existing on our site
would be lost with construction of the new restaurant. TIf our
alternative proposal were to be adopted, there would still be 9
Spaces excess to current requirements. To sum it up, if our
alternative is adopted, the parking situation would be as follows:
Available Parking: ' ; {

\l

Lot 3 o o 199

Jolly Rogar Lot 105
' 304

Required Parking:

Slip Owners (Present) ' 106

51ip Owners (Proposed Expansion) 26

Yearly Sailboat Sales 2

Jolly Roger ' 87

Monterey Bay Canners 60
Spaces lost due to :

building construction . _14

- 295

Excess Parking Spaces -9
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Mr. Robert F. Gentles
November 30, 1978
Page 4

In considering the recommended decision to adopt The Jolly Roger
alternative and eliminate the expansion of the Yearly Sailboat
Sales, several factorsrshould be considered:

The restaurant facility which we are proposing to con-
struct adjacent to our existing Jolly Roger Restaurant
would service a broader base of public and provide a
greater economic return to t+he Harbor District and the
City of Oceanside. Based on projedted revenues and our
existing lease, we would anticipate that this facility
. would annually generate at least $35,000 in additional
rentals, $100,000 in sales tax and $10,000 in various
property and possessory interest taxes without any
requirements for expenditures on the part of either the
Harbor District or the City oxf Oceanside.

.This facility would provide gainful employment for at
least 60 local residents. Many of these positions
would be in semi-skilled orx unskilled categories and
would probably reduce welfare and unemployment rolls.
Annual payrolls amounting to $350,000 - $400,000 (not
including tip income to employees of perhaps another
$200,000) will be spent by local residents stimulating
the local economy of the Oceanside area. .

In approving our proposed expansion, the Harbor District
will be dealing with a known operator with a proven track
record for quality, success and financial strength.

In asking for permission to utilize 2 portion of the
surplus parking stalls which are currently existing
within the adjacent Parking Lot 3, we believe we are
not without precedent. It is our understanding that

a similar arrangement was made with the Chart House
Restaurant, located at the southern end of the Harbor
as there was not adequate parking provided within their
lease parcel to meet code parking regquirements.

So that you may better understand our proposed restaurant concept,
we are enclosing a brochure which discusses the Monterey Bay
Canners Restaurant and Fish Market concept in greater detail.

This restaurant will operate with no cocktail lounge (beer and
wine will be sold in the waiting area and dining room) and will
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Mr. Robert F. Gentles . . . (
November 30, 1978 ’ -
Page 5

operate during more limited hours than The Jolly Roger (approxi-
mately 1l:00am to 11:00pm). Its main purpose is to provide
moderately priced seafood to its patrons in a warm friendly
atmosphere. Although the building may be modified slightly to
meet code requirements and the peculiarities of the site, we
would anticipate that it would be very similar in design to

our location in West Covina, California pictured in the enclosed
brochure. Also included in the brochure is a proposed site plan
showing where the new restaurant would be located. -

We hope that this letter and brochure fully explains our reasoning
for requesting -an-alternative approach to the Precise Plan. We

feel that this alternative will maximize benefits to the City of
Oceanside and provide the users of the Harbor and residents of the
local community with a tasteful dining facility. We have thoroughly
enjoyed our excellent relationship with the City of Oceanside and
look forward to continuing this relationship in the future. e

Very truly yours,

Douglas L. Salisbury ' .
President

DLS/pdh

cc: Donald J. Riley, Superintendent
Oceanside Small Craft Harbor District
1540 Harbor Drive North
" Oceanside, California 92054

The Honorable Paul G. Graham
President, Board of Directors
Oceanside Small Craft Harbor District
City Hall :

City of Oceanside

704 Third Street .
Oceanside, California 92054

Members of the Board of'Direcfors - ; . <\
Oceanside Small Craft Harbor District

William Bell
John Casey
Douglas Avis .

T aasmmer e v v - P
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emorandum - .

1. Mr. L. Frank Goodson ~ Date: NOV 39 1978
Projects Coordinator :
Resources Agency, 13th Floor To: 1
Resources Building _ ® 420:DD

In Reply Refer

2. City of Oceanside (916) 322-4517
704 Third Street .
Oceansids, CA <205k
‘om: STATE WATER RESOURCES CONTROL BOARD
Division of Planning and Research
P. O. Box 100, Sacramento, California 95801

hject: REVIEW OF NOTICE OF INTENT: SCH 78110622 - DRAFT EIR, OCEANSIDE
HARBOR PRECISE PLAN, SAN DIEGO COUNTY

Introduction:

We have coordinated the review of the subje?t énvironmental document
with the Hydrogeologic/Geotechnica1 Section and Legal Division of
the State Soard and the California Regional Water Quality Control
Board, San Diego Region. ’

Recommendatlion:

}} The final environmental impact report should address the following
' comments.

1. On page 5-28 the draft EIR discusses only dust-related impacts
of construction activities on water quality. Additional impects
resulting from land disturbance, such as erosion, could occur.
The final EIR should address the possibility for such impacts
and, if they are expected to occur, recommend mitigation

measures to prevent increases 1in turoidity, erosion, and siltation
resulting from shoreline construction.

+ 2. Mitigatlon measures should be considered to minimize the discharge
of oil and grease in runoff from onshore facilities such as
parking lots, if this discharge could create a significant impact.

If you have any questions on these comments, please contact David
Deckman at (916) 322-4517.

N

Thomas E. Balley
Assistant Chief

A

.
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1.
2‘

cc:

Mr. L. Frank Goodson -2-
City of Oceanside

California Regional Water Quality Control
Board, San Diego Region

6154 Mission Gorge Road, Suite 205

San Diego, CA 92120

Legal Division

State Water Resources Control Board
F. 0. Box 100

Sacramento, CA 95801
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‘-:te of California ' The Resources Agency

-

Aemorandum

1. L. Frank Goodson, Projects Coordinator Date: Hovember 28, 1973

Resources Agency

2, City of Oceanside
Planning Department

m : Department of Fish and Game
’

“biect: SCH78110622 - Oceanside Harbor Precise Plan and Draft Environmental Impact
Report (DEIR)

We have reviewed the subject document which discusses both short-term
(through 1980) and long-range (1981-1990+) development plans for the Ocean-
side small.craft harbor. —_ .

We found that the document lacks an adequate description of the marine flora
and fauna within the harbor complex. The only reference cited that pertains
to such a description, is a Corps ‘of Engineers study which, to our knowledge,
has not yet been completed. To be considered adequate, with respect to CEQA,
therefore, Section 4.3.5 of the DEIR should contain a description of the
exXisting marine habitat types and associated flora and fauna or reference an
existing and published study.

In addition to the impacts identified in Sectioms 5.4.2, 5.4.4 and 7.0 we
believe a discussion of the following potential impacts should also be included
along with proposals for mitigating any adverse impacts upon living marine
resources:

1. Subsequent impacts to marine flora and fauna in the harbor water
column, from possible ‘increases in the level of contaminants from
surface runoff (oil and grease and other chemical pollutants) enter-
ing the harbor, should be considered. Measures which would reduce,
to some extent, the impacts of surface rumnoff could consist of an
adequate drainage system to control runoff, periodic sweeping of

= parking and street areas, installation and maintenance of an adequate
number of pumpout facilities within the harbor, etc.

2. Consider the long term chronic effect of pollutants on marine
resources as a result of the continual buildup and increased con-
centration of contaminants in benthic sediments and associated
marine organisms. Such consideration should include impacts from
the accumulation of anti-fouling paints.

3. Consider possible impacts to the endangered California least term,
which nests in the vicinity of the Santa Margarita River mouth (just
up coast from Oceanside), and which may utilize the harbor area for
feeding activities. This species has been sighted within the
vicinity of the harbor complex.
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L, L. Frank Gooason -l -
2, . City of Oceanside

»

[

If there are any questions regarding our comments, please contact Mr. Rolf E.
Mall, Environmental Services Supervisor, 350 Golden Shore, Long Beach,
California 90802. The phone number is (213) 590-5140.

EL}M

Director
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