
 

 

Planning Division 

Development Services Department 

300 North Coast Highway | Oceanside, CA 92054 

(760) 435-4373 | PlanningStaff@OceansideCA.org 

 

 
* The Developer’s Conference provides an informal forum for prospective applicants to receive preliminary input 

from City staff on conceptual plans that may or may not ultimately evolve into formal application submittals. These 

conferences do not constitute public meetings; consequently, conference attendance by the public is at the 

discretion of the prospective applicant. Interested parties may contact the prospective applicant, whose contact 

information is included on the conference agenda.  Questions and comments can also be addressed to Planning 

Division staff. 

 

Staff Reviewers: Please complete the 

Developer’s Conference comment 

sheet template and attach to the 

TRAKiT record by the end of day on 

the day before the meeting. 

OCEANSIDE DEVELOPER’S CONFERENCE* AGENDA 
 

Wednesday, April 16, 2025 
 

Meeting 1: 9:30 a.m. – 10:30 a.m. 

 

Project Description:  Proposed 95 rooms in four, two-story residential buildings that bear the appearance 

of homes titled “Sandpiper Villa” residential care facility for the elderly (RCFE). The site is located at the 

north-west corner of Dixie and Grace Streets on a 2.02-acre lot. 

 

Project Number: ADM25-00014 

 

Assessor Parcel Number(s): 148-271-09-00 & 148-271-10-00 

Contact Person: Brent Mitchell 

Email:  sekhan2@outlook.com 

Zoning: RS 

Land Use: SFD-R 

Neighborhood Area: Loma Alta 

 
 

Meeting 2: 10:30 a.m. – 11:30 a.m. 

 

Project Description:  Proposed SB 9 map to create two (2) parcels on a 20,520 sq ft lot located at 2305 

Ivey Road. 

 

Project Number: ADM25-00015 

 

Assessor Parcel Number(s): 165-310-04-00 

Contact Person: Derek Berg 

Email: Derek@MADesigning.com 

Zoning: RS 

Land Use: SFD-R 

Neighborhood Area: Fire Mountain  

 

mailto:PlanningStaff@OceansideCA.org
mailto:sekhan2@outlook.com
mailto:Derek@MADesigning.com


ITEM 1 

 



                                      To be completed by City staff     Project Number: ADM          -             

September 2020 

 

Developer’s Conference (Pre-Application)  
Request Form 
Development Services Department, Planning Division 
300 N. Coast Hwy, Oceanside, CA 92054, (760) 435-4373 

 

 
 

General Information 
 
Project/Property Address:  
 

Assessor’s Parcel Number:            Lot Area (acres or SF): 
 

Existing Use:  
 

Brief Description of Proposal:  
 

 
 

 

Property Owner & Applicant Information 
 
Owner Name:  
 

Phone Number & E-Mail Address:   
 

Applicant Name:  
 

Phone Number & E-Mail Address:  

 

To be completed if the Applicant is not the Property Owner: 

I authorize the applicant indicated above to submit the application on my behalf: _____________________________ 
Signature of Property Owner       

                                                                                                                                 (or attach a Letter of Authorization)                             
 

Requested Meeting Date/Time (please provide 2 options) 
 

1st choice date:            Time preference:  9:30 am  10:30 am   either 
 

2nd choice date:            Time preference:  9:30 am  10:30 am   either 
 
Requested Divisions to Attend (Planning attends all meetings) 
 

       Building       Fire       Water       Engineering       Transportation       Solid Waste       Other  
 
Email the following PDF documents to PlanningStaff@oceansideca.org: 
 

• Project description letter 

• Regional and vicinity maps (e.g. Google Maps aerial) 

• Conceptual site plans and elevations 
 

 
 

To be completed by City staff: 

Assigned meeting date:                                                         Time:  
 
Assigned Project Planner:    

mailto:PlanningStaff@oceansideca.org
dthompson
Rectangle



























Presenter Notes
Presentation Notes
Sandpiper Villa! AFFORDABLE SENIOR HOUSING
 
This the first project in San Diego County and possibly the state of California to provide affordable assisted living for seniors, with high need and very low income. In partnership with the City of Oceanside the development agreement provides continuing affordable assisted living long into the foreseeable future. Due to the strength of the partnership forged with the City of Oceanside a mechanism by which the ongoing operating loss/costs of caring for the seniors in the affordable units is subsidized and absorbed in the operations of the market rate units providing the mechanism that allows this subsidy and benefit to endure the test of time and ensure our seniors receive the same level of care and service as everyone else in an undifferentiated way. No distinction in care or service is made between the market rate and affordable rate residents, the affordable units are intermixed with the market rate units and dispersed throughout the homes so that no distinction, stigmatism nor discrimination manifests.
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A8
Perspectives

02-13

01/17/2019

Main Project Arrival

Dixie Street View

Grace Street West View

S A N D P I P E R V I L L A S S E N I O R H O U S I N G
1 9 1 4 & 1 9 1 8 D i x i e S t r e e t , O c e a n s i d e C A , 9 2 0 5 4
V I R I E S T A T E S , L . L . C .

Presenter Notes
Presentation Notes
FAMILY SETTING
 
These homes are similar to the houses our elders are coming from and is much easier transition for those no longer able to live alone. There are no long corridors, room numbers, commercial kitchens or dining rooms. Everything is as you would find in residential house. All the rooms have private baths and individual climate control for comfort. We bring people to the dining room for a healthy delicious dinner with friends.
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GRAPHIC SCALE

NN

Area  4  -Pasadena House
0.405 Acres (17,664 Sq. Ft.)  
Roof Area: 10,990 Sq.Ft.
Footprint: 9,491 Sq.Ft.

Area 1 -VillaTuscany
0.493 Acres (21,493 Sq.Ft.)
Roof Area: 10,110 Sq. Ft.  
Footprint: 8,575 Sq.Ft.

Area 2 -Casa SantaBarbara
0.496 Acres (21,597 Sq.Ft.)
Roof Area: 10,085 Sq. Ft.  
Footprint: 9,035 Sq.Ft.

Area 3 -Farmhouse
0.403 Acres (17,534 Sq. Ft.)  
Roof Area: 10,675 Sq.Ft.
Footprint: 9,483 Sq.Ft.

Area 5 -AnnexParking
0.197 Acres (8,666 Sq. Ft.)  
Paving Area : 6,135 Sq.Ft.

Open Space Area : 1,906 Sq. Ft.  
Hardscape & Curb Area : 625 Sq.Ft.

(E)
Friendly Church of God  

inChrist
MainSanctuary

(E)
Residence

(E)
Day Care Playground

Annex Parking21-Spaces

C 
o 

p 
y 

r i
 g

 h
t

C
A 

n 
g 

le
A 

r c
 h

 i t
 e

 c
 t 

u 
r e

. T
HE

SE
 D

O
CU

M
EN

TS
 A

RE
 TH

E C
O

PY
RI

G
HT

ED
 PR

O
PE

RT
Y 

O
F A

NG
LE

 A
RC

HI
TE

C
TU

RE
, IN

C
. C

O
PY

IN
G

 BY
 A

NY
 M

EA
NS

, E
LE

C
TR

O
NI

C,
 PH

O
TG

RA
PH

IC
, E

TC
. W

ITH
O

UT
 W

RI
TTE

N 
PE

RM
ISS

IO
N 

O
F A

NG
LE

 A
RC

HI
TE

CT
UR

E I
S S

TR
IC

TL
Y 

PR
O

HI
BI

TE
D

BY

H O U S I N G 02-13

01/17/2019

1" =20'-0"

A3
Site-Roof Plan

S A N D P I P E R
1 9 1 4 & 1 9 1 8 D i x i e S t r e e t ,
V I R I E S T A T E S , L . L . C .

V I L L A S S E N I O R
O c e a n s i d e C A , 9 2 0 5 4

Presenter Notes
Presentation Notes
HAPPY CARE GIVERS = HAPPY RESIDENTS
Our staffing levels are significantly higher than traditional assisted living facilities and we offer employee benefits. This translates into lower turnover, a higher level of care and personalization as our residents and staff get to know each other and develop relationships. Most importantly happy well cared for staff translates into happier well cared for residents.
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A6
Perspectives

H O U S I N G 02-13

01/17/2019

Farmhouse & Casa Santa Barbara Entries

Arrival Drive & Casa Santa Barbara Entry

Pasadena House & Farmhouse Entries

Turn Arouund at Villa Tuscany & Farmhouse Entries

S A N D P I P E R V I L L A S S E N I O R
1 9 1 4 & 1 9 1 8 D i x i e S t r e e t , O c e a n s i d e C A , 9 2 0 5 4
V I R I E S T A T E S , L . L . C .

East Courtyard View

Presenter Notes
Presentation Notes
ENJOYMENT OF FOOD
We have eight households each with its own kitchen, dining and snack areas. Meals are prepared in the home where residents can see and smell their food being prepared. Residents have access to the kitchen 24 hours a day. Meals are served at the dining table family style. Research indicates that enjoyment of food has the single most impact on our elder’s happiness about where they live. We invest heavily in making the dining experience as enjoyable as possible with our home cooked meals! 
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A7
Perspectives

S A N D P I P E R V I L L A S S E N I O R H O U S I N G 02-13

01/17/2019

1 9 1 4 & 1 9 1 8 D i x i e S t r e e t , O c e a n s i d e C A , 9 2 0 5 4  
V I R I E S T A T E S , L . L . C .

Corner View from Dixie & Grace Streets

Project Entry from Dixie Street

Presenter Notes
Presentation Notes
INTERIOR SPACE PLAN & FUNCTIONING
 
Our interior space has, multiple eating areas including wheelchair accessible breakfast counter, two dual sinks for rapid food prep and clean up. Two care givers can easily function in the kitchen simultaneously. The kitchen has sightlines throughout the house enabling care givers to keep a protective eye and see what is going on even when working in the kitchen. There are multiple activity areas including two to three TV viewing areas, exercise area, infrared sauna, spa treatment room (massage, hairdressing, acupuncture ETC.) game area, lounge areas, access to fresh air and outdoor space. There is individual climate control in each room. Residents are allowed access to the kitchen, fridge and outdoor space as well as being provided with multiple enrichment/social activity areas and space.
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A9
Perspectives

S A N D P I P E R V I L L A S S E N I O R H O U S I N G 02-13

01/17/2019

1 9 1 4 & 1 9 1 8 D i x i e S t r e e t , O c e a n s i d e C A , 9 2 0 5 4  
V I R I E S T A T E S , L . L . C .

SOUTHERN BIRDSEYE VIEW

GRACE STREET VIEW

Presenter Notes
Presentation Notes
SPACE PLANNING
Interior space planning as well as exterior architecture and site planning increase our sense of shared identity, purpose and unity. It can also reinforce hierarchy and social structure. We need it to do both of these things. We plan the space in a way that increases wellbeing, socialization and health. A person’s environment has a significant impact on an individual’s sense of happiness and fulfillment. We are social engineering as we create the spaces in which people live, interact and find enrichment. At times we also need to be trusted advisers and authorities. For every type of interaction and activity we ask ourselves. “How would this feel doing the dishes, eating, resting, socializing etc.?” Every point of contact physical, emotional, functional and living is an opportunity to build trust and enhance wellbeing. This innovative project capitalizes on these opportunities raising the bar well above what is currently available.



Sandpiper Villa 
Residential Care Facility for the Elderly (RCFE) 

Description & Justification 

(March 11, 2025) 

The proposed Sandpiper Villa project is on a vacant 2.02-acre lot, located at the 
north-west corner of Dixie and Grace Streets in the Dixie Village neighborhood of 
Oceanside, CA. The vacant site has single family and multi-family residential to the 
north, single family to the south, and church facilities to the east and west of the site.  

With minor to no impact on Police Protection, Fire Protection, Schools, Parks and 
other Public Facilities (Environmental Study HMCG Inc. 2016) serving disadvantaged 
segments of the population Sandpiper Villas offers tangible benefits to the community. 

New sidewalks, parkways, trees, undergrounding of overhead utilities, street 
lighting along Grace and Dixie Streets provide needed improvements for 
pedestrian/traffic safety. Making the neighborhood safer, improving the esthetic and 
visual environments in the neighborhood. 

The application includes a Development Plan for a residential care facility for the 
elderly consisting of up to ninety five (95) resident rooms in four, two story residential 
buildings.  

Eight (8) rooms are reserved for income restricted seniors. 
 
Sandpiper Villas will be an integrated care-based residential facility, focused on 

providing housing and care to seniors in need of assistance, including assistance with 
activities of daily living (“ADL’s”) 

 
Sandpiper Villas will provide 24-hour non-medical care for elderly persons in 

need of personal services, supervision, protection, or assistance essential for sustaining 
the ADL’s. Upon initial entrance into Sandpiper Villas, a resident care director will create 
an Individualized Service Plan (ISP) that personalizes each resident’s assisted living care 
needs. Services provided include personalized elderly care, supportive 24-hour 
assistance with ADL’s, Alzheimer’s and memory care (as necessary), food and quality 
dining, housekeeping and laundry, transportation, programs and activities for  daily 
physical fitness, creative, social, learning and spiritual opportunities and medication 
coordination. 

 
The Project will be the first of its type in  Oceanside  and  is  based  on  caring for  

residents  in small groups of 10 to 12 in a "family" setting where residents are more in  
control  of  their care. The facility is built from the ground up to look and feel like a real 
home, inside and out, while also delivering the highest quality of care.  The residents 
have the comfort of private rooms and bathrooms and the freedom to set their own 
daily routine. Teams of care givers, who have received specialized training, are assigned 
to each house and work only in that house, getting to know the residents and their 



particular care needs. Caregivers are responsible for providing a high level of care, 
including cooking meals, doing laundry and providing personal care and often take meals 
with the residents. 

 
Eight (8) rooms are reserved for income restricted seniors. 

 

OPERATIONAL CHARACTERISTICS 

Sandpiper Villa adds up to 80 direct full time jobs with benefits. Staffing levels are robust with 
5 hours of direct care per elder per day. Under the peak occupancy scenario, the parking 
requirements below are appropriate, however the shifts will be staggered and therefore the 
parking and traffic load will be lower. 

Total staff projections by time of day at peak capacity are as follows: 

Shift #1: 8:00am — 4:00 pm 22-25 staff members 

Shift #2: 4:00 pm – midnight 17-20 staff members 

Shift #3: Midnight — 8:00 am 10-12 staff members 
 
 

A NEW MODEL IN RESIDENTIAL CARE FOR THE ELDERLY 

Care homes using this model report the following: 

• Improved quality of life — Autonomy, dignity, privacy, meaningful activity, relationships, 
sense of individuality, emotional well-being, and enjoyment of food. 

• Improved quality of care — Care recipients maintain self-care abilities longer. Residents 
maintain higher levels of activity and socialization. 

• Improved family satisfaction — Families are more satisfied with general amenities, meals, 
housekeeping, physical environment, privacy, autonomy and health. 

 
 

DESIGN CONCEPT 

The project creates an environment where residents enjoy an excellent quality of life and care 
within a residential setting in nice homes. Provide a setting that blends with the surrounding 
neighborhood character, is similar to the environment they are coming from (single family 
homes) while ensuring that residents will be protected, sustained and nurtured. 

 

SPACE PLANNING 

Interior space planning as well as exterior architecture and site planning increase our sense of 
shared identity, purpose and unity. It can also reinforce hierarchy and social structure. Space is 
planned to increases wellbeing, socialization and health. A person’s environment has a 



significant impact on an individual’s sense of happiness and fulfillment. We are social 
engineering as we create the spaces in which people live, interact and find enrichment. At 
times we also need to be trusted advisers and authorities. For every type of interaction and 
activity we ask ourselves. “How would this feel doing the dishes, eating, resting, socializing 
etc.?” Every point of contact physical, emotional, functional and living is an opportunity to build 
trust and enhance wellbeing. This innovative project capitalizes on these opportunities raising 
the bar above what is currently available. 

INTERIOR SPACE PLAN & FUNCTIONING 
 
Our interior space has, multiple eating areas including wheelchair accessible breakfast counter, 
two dual sinks for rapid food prep and clean up. Two care givers can easily function in the kitchen 
simultaneously. The kitchen has sightlines throughout the house enabling care givers to keep a 
protective eye and see what is going on even when working in the kitchen. There are multiple 
activity areas including two to three TV areas, exercise, infrared sauna, spa treatment room 
(massage, hairdressing, acupuncture ETC.) game area, lounge areas, access to fresh air and 
outdoor space. There is individual climate control in each room. Residents are allowed access to 
the kitchen, fridge and outdoor space as well as being provided with multiple enrichment/social 
activity areas and space. 

 
SITE DESIGN 

Designed as a private enclave of four buildings that reflect an estate-like environment. Design 
oriented the buildings around a central courtyard that hides parking from surrounding streets 
and utilizes garages. The project provides safe and efficient access, while maintaining an 
atmosphere of security, and utilizes building forms that optimize solar energy potential and 
provide natural shading. 

 
 
NEIGHBORHOOD CHARACTER 

Each building has its own architectural style and individualized landscaping to enhance the look 
and feel that reinforces a non-commercial character and creates a sense of community. 

 

ENJOYMENT OF FOOD 

We have eight households each with its own kitchen, dining and snack areas. Meals are 
prepared in the home where residents can see and smell their food being prepared. Residents 
have access to the kitchen 24 hours a day. Meals are served at the dining table family style. 
Research indicates that enjoyment of food has the single most impact on our elder’s happiness 
about where they live. We invest heavily in making the dining experience as enjoyable as 
possible with our home cooked meals!  

 

HAPPY CARE GIVERS = HAPPY RESIDENTS 

Our staffing levels are higher than traditional assisted living facilities and we offer employee 



benefits. This translates into lower turnover, a higher level of care and personalization as our 
residents and staff get to know each other and develop relationships. Most importantly happy 
well cared for staff translates into happier well cared for residents. 

FAMILY SETTING 
 
These homes are similar to the houses our elders are coming from and is an easier transition for 
those no longer able to live alone. There are no long corridors, room numbers, commercial 
kitchens or dining rooms. Everything is as you would find in residential house. All the rooms have 
private baths and individual climate control for comfort. We bring people to the dining room for a 
healthy delicious dinner with friends. 
 
AFFORDABLE SENIOR HOUSING 
 
Eight (8) rooms are reserved for income restricted seniors. 
 
This the first project in San Diego County to provide affordable assisted living for seniors, with 
high need and very low income. In cooperation with the City of Oceanside the development 
agreement provides continuing affordable assisted living long into the foreseeable future. Due to 
the strength of the cooperation with the City of Oceanside Housing Authority a mechanism by 
which the ongoing operating loss/costs of caring for the seniors in the affordable units is 
subsidized and absorbed in the operations of the market rate units providing the mechanism that 
allows this benefit to endure the test of time and ensure our seniors receive the same level of 
care and service as everyone else in an undifferentiated way. No distinction in care or service is 
made between the market rate and affordable rate residents, the affordable units are intermixed 
with the market rate units and dispersed throughout the homes so that no distinction, stigmatism 
nor discrimination manifests. 
 

DEVELOPMENT PLAN STATEMENTS 

The proposed project and corresponding zone change are in close alignment with the City's 
General Plan and the City of Oceanside 2013-2020 Housing Element Draft April 2013 (the 
“HED”). 
1. The building set-backs, height, and so forth, are consistent with zoning on adjacent 
properties. 

2. By adding up to 80 new health care related jobs, this project is consistent with the City's 
goals in creating good paying jobs and positively affects the "jobs-to-housing imbalance” in the 
City. 

The HED SECTION II: “The City remains in many respects the epitome of the bedroom 
community, with one of the lowest jobs-to-housing ratio’s in the San Diego region. To address 
this jobs-to-housing imbalance, the City prepared an economic development "dashboard” in 
2008 that includes policies for maintaining the City's existing inventory of commercial and 
industrial land, encouraging high-paying industry clusters such as biotech and environmental 
sciences, and increasing the City's share of regional tourism market." 

3. This project is consistent with the City's goals in serving the needs of Oceanside’s increasing 
number of elder citizens. 



The HED SECTION II: “As of 2010, approximately 13% of the City's population was age 65 or 
older. According to SANDAG’s growth forecast, the county's senior population (65+) is expected 
to be the fastest growing age group” 

4. This project is consistent with the City's goals by directly serving the special needs of the 
elderly and persons with disabilities, creating a unique home environment that's enjoyable and 
enriching for people and creating an alternative to the institutional type facilities currently 
operating that are designed and organized around operational efficiency and the tasks of the 
caregivers, instead of enriching the lives of our elders. 

The HED SECTION II, Table II-14 “41.3% of persons aged 65 and over live with disabilities" 

With a hearing difficulty 19.2% 
With a vision difficulty 7.6% 
With a cognitive disability 11.6% 
With an ambulatory difficulty 23.9% 
With a self-care difficulty 8.7% 
With an independent living difficulty 20.1% 
 
 
Eight (8) rooms are reserved for income restricted seniors. 
 
 
 
 
 



ITEM 2 
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