
City of Oceanside
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Overview
• Staff recommends Community Development 

Commission (CDC) receive presentation on 
Downtown Oceanside and provide staff direction 
on proposed recommendations



Overview
Issue Areas
1. Development Density
2. Downtown Advisory 

Committee (DAC)
3. Traffic
4. Parking

5. Urban Design
6. Bird Strike Standards
7. Palm and Canopy Trees
8. Placemaking



Background
• October 1, 2025: CDC direction to 

prepare workshop on Downtown 
Oceanside

• Tonight: Staff will address issue areas 
like density, traffic, and constituent 
concerns
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• Downtown Redevelopment Plan
• General Plan 
• California Coastal Act, Coastal Zone, and Local 

Coastal Program
• Zoning Ordinance – Article 12

Policy Framework



• Ten-year plan (2024-2034)
• Community input
• Vision and strategies: Sustainable environment, 

quality of life, local economy, visitor experience 
• Downtown identified as key opportunity area

Sustainable Tourism 
Master Plan



• Coast Highway Vision and Strategic Plan
• Coast Highway Incentive District Local 

Coastal Plan Amendment (LCPA)
• Coast Highway Corridor Design Project
• Phase 1 construction: Neptune Way to Topeka 

Street

Coast Highway Corridor



• Five Block Mixed-use Plan
• Objective Design Standards
• Prepare Downtown Specific Plan

Nine-Block Master Plan



• DAC Composition
• Planning Commission Option
• Future development recommendations
• Determine if DAC is appropriate recommending 

body for Downtown development projects

CDC Recommending 
Body



• Prior to 2019: 43 dwelling units per acre (du/acre) 
cap removed; unlimited density

• 712 Seagaze: 497 du/acre
• Proposed cap: 86 du/acre (172 du/acre with Density 

Bonus)
• Downtown Density Local Coastal Plan Amendment

Development Density & 
State Density Bonus Law



• Redevelopment Plan: Maximum 5,500 units in 
mixed-use developments

• Approximately 5,141 built/approved/in review; 359 
remaining

• Harmonize Density Bonus Law and Coastal Act
• Discuss Coastal Commission Suggested 

Modification: Replace cap with “target”

5,500-unit Cap



• Coast Highway Corridor Project potential 
impact on local streets

• Downtown District Traffic Monitoring and 
Mitigation Plan

• Prepare Downtown-specific traffic analysis 
with traffic calming solutions

Traffic & Circulation



• Downtown Parking Action Plan (DPAP)
• Pay-by-plate paid parking; license plate 

recognition; mobile app; community outreach
• Most goals operational through Parking Enforcement 

Program and revenue collection
• Authorize preparation of updated DPAP

Parking



• Need for consistent parkway and sidewalk 
standards

• Bird strike window types
• 2006 Interim Tree Plan
• Tree palette: Palms and shade trees
• Develop consistent design standards

Urban Design Standards



• Oceanside Cultural Arts District
• O’Arts Master Plan
• Gateway and wayfinding signage
• Placemaking study
• Summer 2026: Tremont Street Activation Pilot 

Project
• Provide scope comments and authorize pilot project

Placemaking & Wayfinding



Summary
• Downtown as valuable community resource
• Future of development
• Staff recommendations 



RecommendationIssue Area
a) Direct staff to prepare Downtown Specific 

Plan, including objective design standards
b) Discuss existing 5,500-unit cap and Coastal 

Commission’s Pending LCPA Suggested 
Modification 

Development 
Density

1

Determine whether DAC or Planning 
Commission is more appropriate recommending 
body for Downtown development projects

DAC2



RecommendationIssue Area
Direct staff to solicit consultant services for 
preparation of Downtown-specific traffic analysis 
that explores use of local streets and addresses 
potential traffic calming solutions to be 
employed on such streets in near- and long-term

Traffic3

Authorize staff to solicit consultant services for 
conducting updated DPAP to analyze current 
state of parking in Downtown and determine 
whether 2018 DPAP remains relevant

Parking4



RecommendationIssue Area
Direct staff to develop consistent design 
standards for parkways and sidewalk paving 
patterns in Downtown 

Urban Design*5

Direct staff to evaluate window design standards
that address anti-bird strike concerns

Bird Strike 
Standards*

6

*If directed to proceed, it’s recommended that items be incorporated into scope of work for Issue
Area No.1 (Downtown Specific Plan)



RecommendationIssue Area
Direct staff that during design of Downtown 
development projects, all existing palm trees 
along Mission Avenue should remain in place.  If 
a palm tree is removed along that corridor, it may 
only be replaced with a native palm or shade 
tree. If the City Council desires preparation of an 
updated Downtown Tree Plan, staff recommends 
that it be developed with the proposed 
Downtown Specific Plan.

Palm and 
Canopy Trees*

7

*If directed to proceed, it’s recommended that items be incorporated into scope of work for Issue
Area No.1 (Downtown Specific Plan)



RecommendationIssue Area
a) Provide input on proposed scope of work for 

proposed Downtown Wayfinding/Placemaking 
Study

b) Authorize implementation of placemaking 
pilot project showcasing possible 
placemaking ideas (i.e., outdoor games, pop 
up parks, performance spaces, moveable 
seating areas, temporary art installation) by 
closing and activating Tremont Street between 
Mission Avenue and Pier View Way during 
Summer 2026

Placemaking8
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Pierside SouthPierside North

Springhill Suites

Five Block Mixed-use Plan



Density of Existing/fully constructed Buildings
Density of Constructed Projects



StatusDensity
Bonus
Project

Density
(du/ac)

Site
Acreage

Total
Units

Project

ApprovedYes1202.72326401 Mission Ave (Regal 
Theaters)

ApprovedYes1831.05193Block 5
ApprovedYes1741.02177Block 20
ApprovedYes1801.51273901 Mission Ave
Pending CDC 
Review

Yes1531.5230801 Mission Ave

Under Review
(pending LCPA
certification)

No5110.6547Oceanside Transit 
Center

ApprovedYes1451.42206810 Mission Ave
ApprovedYes2330.77180Sunsets 3.0
ApprovedYes2130.3064901 Pier View Way
ApprovedYes2091.72360Modera Neptune 

Density of Currently Proposed or Recently Approved DevelopmentsDowntown Projects



Maximum Density in Coastal Zone (du/acre)City

UnlimitedOceanside
40Carlsbad
105Chula Vista
25Del Mar
Varies by residential zoneEncinitas
48National City
Extremely varied; dictated by specific zones and
Coastal Height Limit restricting structures to 30
feet in many areas

San Diego

20Solana Beach

Density Comparison of San Diego County’s Coastal CitiesDensity Comparisons



Density of Existing/fully constructed Buildings



Downtown Unit Count – January 2026Downtown Unit Count – January 2026

Number of 
Housing Units

Project Title

Under Review
230801 Mission Ave
290Rodeway Inn*

2319 N Clementine St
4215 S Myers St
4217 S Myers St

530Total Under Review
2841Total Approved + Under Review
2300~Total Built (Oct 2023)

5500Total Units per Existing Cap
359~Total Remaining Units

*Project likely to be withdrawn. Pending confirmation from 
applicant.

Number of 
Housing Units

Project Title

Approved
309Alta Oceanside

5North Freeman St Homes
360Modera Neptune
64901 Pier View

180Sunsets 3.0
4146 S Myers St
3410 N Tremont St
3806 Cleveland St 
2212 S Pacific St

179712 Seagaze Dr
273901 Mission Ave 
326401 Mission (Regal Cinema)
24701 Freeman St

373Blocks 5 and 20
206810 Mission Ave

2311Total Approved



Downtown Unit Count for Approved and Under Review – January 2026

Number of 
Housing Units

Project Title

Under Review
230801 Mission Ave
290Rodeway Inn*

2319 N Clementine St
4215 S Myers St
4217 S Myers St

530Total Under Review
2841Total Approved and Under Review

*Project likely to be withdrawn. Pending confirmation 
from applicant.

Number of 
Housing Units

Project Title

Approved
309Alta Oceanside

5North Freeman St Homes
360Modera Neptune
64901 Pier View

180Sunsets 3.0
4146 S Myers St
3410 N Tremont St
3806 Cleveland St 
2212 S Pacific St

179712 Seagaze Dr
273901 Mission Ave 
326401 Mission (Regal Cinema)
24701 Freeman St

373Blocks 5 and 20
206810 Mission Ave

2311Total Approved
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Phase 1 – Coast Highway Corridor Improvements











Examples of Bird-friendly Design Alternatives








