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ORDINANCE NO. 2018-23

AN ORDINANCE OF THE CITY COUNCIL OF
THE CITY OF ESCONDIDO, CALIFORNIA,
ADOPTING A MASTER AND PRECISE
DEVELOPMENT PLAN, AND ADOPTING AN
INITIAL  STUDY/MITIGATED  NEGATIVE
DECLARATION (IS/MND) AND MITIGATION
MONITORING AND REPORTING PROGRAM
TO SUPPORT THE GRAND PROJECT
PROPOSAL

CASE NOS.: PHG 18-0013 and ENV 18-0004

The City Council of the City of Escondido, California, DOES HEREBY ORDAIN
as follows:

SECTION 1. The City Council makes the following findings:

a) New Vintage Church (herein after referred to as “Applicant”), filed a
verified application with the City of Escondido regarding the approximately 0.32-acre
Project site, addressed at 301 and 309 E. Grand Avenue (APNs 229-461-01 & -17),
more particularly described in Exhibit “D,” (“Property”), and incorporated by this
reference. Said verified application was submitted to, and processed by, the Planning
Division of the Community Development Department as Planning Case Nos. PHG18-
0013 and ENV 18-0004 and seeks approval of a Master and Precise Development Plan
and Conditional Use Permit relating to the Project site.

b) Article 69 of the Escondido Zoning Code establishes an Escondido
Business Enhancement Zone to induce and facilitate projects that provide significant
public benefits and strengthen the image and appearance of the City of Escondido.

The Businesses Enhancement Zone incentive request was approved by the Council

Economic Development Subcommittee to allow for expedited processing and shall be
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exempt from review by any other entity including, without limitation, the historic
preservation commission, and the planning commission.

SECTION 2. An original copy of the Master and Precise Development Plan
and all other related Project materials are on file in the Office of the City Clerk, with a
copy of each document submitted to the City Council for its consideration. The City
Clerk, whose office is located at 201 North Broadway, Escondido CA 92025, is hereby
designated as the custodian of the documents and other materials which constitute the
record of proceedings upon which the City Council's decision is based, which
documents and materials shall be available for public inspection and copying in
accordance with the provisions of the California Public Records Act.

SECTION 3. The City Council did on December 5, 2018, hold a duly noticed
public hearing as prescribed by law. Evidence was submitted to and considered by the
City Council, including, without limitation:

a) Written information including all application materials and other written
and graphical information posted on the Project website.

b) Oral testimony from City staff, interested parties, and the public.

c) The City Council staff report, dated December 5, 2018, which along with
its attachments, is incorporated herein by this reference as though fully set forth herein.

d) Additional information submitted during the public hearing.

SECTION 4. Pursuant to the California Environmental Quality Act, an Initial
Study/Mitigated Negative Declaration (IS/MND) was prepared in accordance with the
requirements of the California Environmental Quality Act of 1970, as amended

(“CEQA”) and state and local guidelines implementing CEQA. The Initial
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Study/Mitigated Negative Declaration concluded that implementation of the Project
could result in a number of significant effects on the environment and identified
mitigation measures that would reduce the significant effects to a less-than-significant
level.

SECTION 5. That, upon consideration of the Findings of Fact, attached as
Exhibit “A,” the City Council desires at this time and deems it to be in the best public
interest to approve the Master and Precise Development Plan, which is attached to the
December 5, 2018 City Council staff report, and is incorporated herein by this reference
as though fully set forth herein.

SECTION 6. The City of Escondido is the Lead Agency of the Project, and the
City Council is the decision-making body for the proposed Project. The City Council
does hereby make the following findings: (1) it has independently reviewed and
analyzed the Initial Study/Mitigated Negative Declaration and other information in the
record and has considered the information contained therein, prior to acting upon or
approving the Project; (2) the Initial Study/Mitigated Negative Declaration prepared for
the Project has been completed in compliance with CEQA and consistent with state and
local guidelines implementing CEQA; and (3) the Initial Study/Mitigated Negative
Declaration represents the independent judgment and analysis of the City as lead
agency for the Project. Whenever a Lead Agency approves a project requiring the
implementation of measures to mitigate or avoid significant effects on the environment,
CEQA also requires a lead agency to adopt a Mitigation Monitoring and Reporting
Program to ensure compliance with the mitigation measures during project

implementation. The City Council does hereby approve construction of the Project
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(Planning File Nos. PHG18-0013 and ENV 18-0004) and adopt the Initial
Study/Mitigated Negative Declaration, attached as Exhibit “B,” and Mitigation Monitoring
Reporting Program prepared for the Project, attached as Exhibit “C.” The City Council
designates the City Clerk at the Office of the City Clerk at 201 North Broadway,
Escondido California 92025, as the custodian of documents and records of proceedings
on which this decision is based.

SECTION 6. All references within this Ordinance to "Applicant," "Developer,"
or "Subdivider" shall be equally applicable to the current property owner and to any
successors-in-interest or assigns, whether such successors of assigns own, control, or
otherwise have development authority for all, a portion, or portions of that property
included within the Project site.

SECTION 7. SEPARABILITY. If any section, subsection sentence, clause,
phrase or portion of this Ordinance is held invalid or unconstitutional for any reason by
any court of competent jurisdiction, such portion shall be deemed a separate, distinct
and independent provision and such holding shall not affect the validity of the remaining
portions.

SECTION 8. That as of the effective date of this ordinance, all ordinances or
parts of ordinances in conflict herewith are hereby repealed.

SECTION 9. Concurrently with this Ordinance, the City Council is taking a
number of actions in furtherance of the Project, as generally described by the
December 5, 2018 City Council staff report. No single component of the series of
actions made in connection with the Project shall be effective unless and until it is

approved by an Ordinance or Resolution and is procedurally effective within its
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corporate limits as a statute in the manner provided by state law. Therefore, this
Ordinance shall become effective after final passage and publication as required by
law, and operative only if City Council Resolution No. 2018-175 is approved.

SECTION 10. The City Council authorizes all subsequent action to be taken by
City Officials consistent with this Ordinance.

SECTION 11. That the City Clerk is hereby directed to certify to the passage of
this Ordinance and to cause the same or a summary to be prepared in accordance with
Government Code Section 36933, to be published one time within 15 days of its
passage in a newspaper of general circulation, printed and published in the County and
circulated in the City of Escondido.

SECTION 12. The Ordinance shall become effective 30 days from the date of

the passage.
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PASSED, ADOPTED AND APPROVED by the City Council of the City of Escondido at a regular

meeting thereof this 19" day of December, 2018 by the following vote to wit:

AYES : Councilmembers: DIAZ, MARTINEZ, MORASCO, MCNAMARA
NOES : Councilmembers: NONE
ABSTAIN : Councilmembers: MASSON

APPROVED:

DocuSigned by:

Paul, McNamara

CAACE20782954D3...

PAUL MCNAMARA, Mayor of the
City of Escondido, California

ATTEST DocuSigned by:
E&m Heten

8EEG0D9386884A3...

EVA HETER, Interim City Clerk of the
City of Escondido, California

*kkkk

STATE OF CALIFORNIA )
COUNTY OF SAN DIEGO : ss.
CITY OF ESCONDIDO )

I, EVA HETER, Interim City Clerk of the City of Escondido, hereby certify that the foregoing
ORDINANCE NO. 2018-23 passed at a regular meeting of the City Council of the City of Escondido held
on the 19" day of December, 2018, after having been read at the regular meeting of said City Council held
on the 5" day of December, 2018.

DocuSigned by:

E\?E,&G(ielgéa‘fsﬁiﬁf‘;"lnterim City Clerk of the
City of Escondido, California

ORDINANCE NO. 2018-23
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EXHIBIT “A”

FINDINGS OF FACT/FACTORS TO BE CONSIDERED
PHG18-0013 AND ENV18-0004

Environmental Determination:

1. The Planning Division completed an environmental assessment for the project, and, based on which
assessment, decided to prepare an Initial Study and Mitigated Negative Declaration (IS/MND) in
accordance with the California Environmental Quality Act (CEQA), including, without limitation, CEQA
Guidelines sections 15070 et seq.. On October 31, 2018, the City provided a Notice of Intent to adopt
a IS/MND to the public, responsible agencies, trustee agencies and the County Clerk. The IS/MND
was available for public review from November 2, 2018 through November 26, 2018.

2. Pursuant to CEQA (Public Resources Code Section 21000 et. seq.), and its implementing regulations
(the State CEQA Guidelines), 14 California Code of Regulations Section 15000 et. seq., the City is
the lead agency for the Project, as the public agency with the principal responsibility for approving the
proposed Project.

3. The City Council reviewed and considered the proposed IS/MND, together with any comments
received during the public review process for the IS/MND prior to making any decision on the Project.

4. In connection with the approval of a project involving the preparation of IS/MND that identifies one or
more significant environmental effects, CEQA requires the decision-making body of the lead agency
to incorporate feasible mitigation measures that would reduce those significant environment effects to
a less-than-significant level; and

5. The purpose of this IS/IMND is, among other things, to provide objective information regarding the
environmental consequences of the proposed project to the decision makers and the public and to
identify measures to substantially lessen or avoid significant adverse environmental effects of the
project. Also in conformance with CEQA, the City has prepared a Mitigation Monitoring and Reporting
Program for reporting or monitoring on the measures the City hereby has either required or made a
condition of approval to the Project to mitigate or avoid significant environmental effects, which is
adopted together with the IS/MND, and is attached hereto this Resolution as a Condition of Approval.

6. The findings of this review are that the Initial Study identified effects related to Cultural Resources
and Hazardous Materials that might be potentially significant. However, design and minimization
measures, revisions in the project plans and/or mitigation measures agreed to by the applicant would
provide mitigation to a point where potential impacts are reduced to less than a significant level. No
significant issues remain unresolved through compliance with code requirements, mitigation
measures and the recommended conditions of approval.

Master and Precise Development Plan:

1. The General Plan land-use designation for the subject properties is Specific Plan and located within
Specific Planning Area 9 (Downtown Specific Plan), and also located within the Historic District (HD).
The proposed project would be consistent with the Economic Prosperity Goals and Objectives of the
General Plan because the project will provide for uses that will bring in theater goers, café
customers, dance and performing arts students, employees and office workers and other public
assembly uses that would assist in the revitalization and economic improvement of the area and
increase pedestrian activity. The buildings will be renovated and/or rebuilt in a manner consistent
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with the history and/or historic context and architectural style of the buildings, which would meet the
redevelopment goals of the Downtown Area. The proposed project would not diminish the Quality-of-
Life Standards of the General Plan as the project would not materially degrade the level of service on
adjacent streets and intersections or public facilities, create excessive noise or compatibility impacts,
and adequate public services could be provided to the site.

The proposed proiect would be in conformance with the Downtown Historic District as the overriding
principle of design for historic buildings is to be consistent with the significant architectural style of the
building. The ‘Secretary of the Interior Standards and Guidelines for Historic Preservation’
(Standards) is an appropriate resource for reference. The Historic Resources Evaluation Report for
301 & 309 Grand Ave., Escondido, CA details the proposed means that the rehabilitation of the Ritz
Theater will comply with the Standards, and how impacts associated with the demolition of the
building at 301 East Grand will be mitigated by the rehabilitation of the Ritz Theater, development of
the new two-story building to be compatible with and complement the “moderne” style of architecture
of the Ritz theatre building, and preparation of the necessary Historic American Building Survey
(HABS) Documentation according to the National Park Service standards and guidelines.

2. Granting the proposed Planned Development would be based upon sound principles of land use
because the site is physically suitable to accommodate the proposed range of uses and the site
previously was constructed with a theatre building and commercial building to support a variety of
commercial type uses. The project is designed to respond to uses required by the community as the
intended uses of the two buildings would consist of offices; dance, art, and performance studios;
cafe; meeting space for a variety of assembly uses, and continued/renewed use of the theater. The
theater is proposed to be used for general live theater productions during the majority of the time and
for religious assembly generally on Sunday mornings and limited weekday use. The corner building
also would be used to accommodate related religious support activities. The proposed project would
be well-integrated with the surrounding commercially developed properties and would enhance the
physical appearance of the site with the renovation of the exiting theatre building and construction of
a new two-story building that to be consistent with the architectural style of the theatre building.

3. Granting the Planned Development will not cause deterioration of bordering land uses or create
special problems for the area because the property is zoned for a mix of commercial type uses and
currently constructed with a two-story theatre building and adjacent on-story commercial building.
The project has been design to be compatible with the building throughout the Historic Downtown
area and the project would not have any visual adverse impact to surrounding uses or views. The
project would not result in or generate any adverse noise, dust, odor, excessive grading/earthmoving
or traffic impacts. The Engineering Department indicated the project is not anticipated to have any
significant individual or cumulative impacts to the circulation system or degrade the levels of service
on any of the adjacent roadways or intersections. The project would not result in the destruction of
desirable natural features, nor be visually obstructive or disharmonious with surrounding areas
because the site is located within a developed area characterized by a mix of commercial
development. The proposed project would not diminish the Quality-of-Life Standards of the General
Plan as the project would not materially degrade the level of service on adjacent streets and
intersection or public facilities, create excessive noise and adequate public services could be
provided. The project is located within the City’s Vehicle Parking District No. 1 and adequate parking
facilities are located throughout the District to support the proposed project. The proposed location
and design allow the business establishments proposed within the zone to be adequately serviced by
existing or proposed public facilities and services and does not provide an undue or negative impact
on existing public facilities and services.

4. The overall design of the proposed planned development and signage would produce an attractive
and coordinated commercial project because it involves the rehabilitation of a significant historic
resource (Ritz Theater) and development of a new two-story commercial structure designed to
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complement the style of the theater building. The proposed development is well-integrated with the
surrounding properties and the design would be compatible with surrounding commercial
development throughout the downtown area. Commercial store front elements and a covered lobby
area orients towards Grand Avenue and Juniper Street to maintain the commercial character along
the corridor and provides a pedestrian orientation along the street/sidewalk. The requested
modifications to allow the additional signage and deviate from the sign regulations is appropriate
because the new signage would be well integrated into the building design and would incorporate
signage elements typical of the moderne architectural style and historic nature of the building that
would enhance economic revitalization and provide for significant visual focal image at this corner
within the Downtown area.

5. The uses and signage proposed have a beneficial effect not obtainable under existing zoning
regulations. The project would provide for the continued use of the historic theatre, while providing
an appropriate mix of retail/cafe, office, entertainment, educational and cultural uses. The project
also provides for a vibrant and exciting environment with land uses that foster an “18-hour”
atmosphere, in addition to areas that provide a mix of non-residential land uses, as well as office
employment. The project development and additional signage will strengthen the character of
Downtown with elements that are architecturally compatible with the existing urban fabric and
complementary to the legacy of “main-street.”

6. The requirements of the California Environmental Quality Act (CEQA) have been met and an Initial
Study/Mitigated Negative Declaration (City File No. ENV18-0004) was prepared and issued for the
project.

7. The location and design of the proposed planned development is consistent with the goals and
policies of the Escondido General Plan, the Downtown Specific Plan, and any applicable specific
plan or with any policies adopted by, or being considered by the Escondido city council, or in the
process of being prepared and adopted.

Proceedings:

1. The Record of Proceedings upon which the City Council bases its decision includes, but is not limited
to: (1) the Final IS/MND and the appendices and technical reports cited in and/or relied upon in
preparing the Final IS/IMND; (2) the staff reports, City files and records and other documents,
prepared for and/or submitted to the City relating to the Final IS/MND and the Project itself; (3) the
evidence, facts, findings and other determinations set forth in herein; (4) the General Plan and the
Escondido Municipal Code; (5) all designs, plans, studies, data and correspondence submitted to the
City in connection with the Final IS/MND and the Project itself; (6) all documentary and oral evidence
received at public workshops, meetings, and hearings or submitted to the City during the comment
period relating to the Final IS/MND and/or elsewhere during the course of the review of the Project
itself; (7) all other matters of common knowledge to the to the City, including, but not limited to, City,
state, and federal laws, policies, rules, regulations, reports, records and projections related to
development within the City and its surrounding areas.
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FINAL

INITIAL STUDY / MITIGATED NEGATIVE DECLARATION

California Environmental Quality Act

FOR THE GRAND PROJECT
(City File No. ENV18-0004 and PHG18-0013)

301 & 309 East Grand Avenue
Escondido, CA 92025

Prepared For:

City of Escondido
Planning Division
201 North Broadway
Escondido, CA 92025

Prepared By:
Masson and Associates, Inc.

200 East Washington, Ste. 200
Escondido, CA 92025

Env Checklist Form (ISPTII) Rev.11/28/18
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MITIGATED NEGATIVE DECLARATION 5 e
CASE NOs.: PHG18-0013 and ENV 18-0004, “The Grand” 2 ]
g m

DATE ISSUED: October 31, 2018
PUBLIC REVIEW PERIOD: November 2, 2018 through November 26, 2018

LOCATION: The project is located in the City of Escondido, County of San Diego, addressed as 301 and 309
East Grand Avenue, Escondido, CA 92025 (APNs 229-461-01 & 17).

PROJECT DESCRIPTION: "The Grand" project consists of the interior and exterior renovation of the existing
two-story Ritz Theater located on East Grand Avenue, together with the demolition of the majority of the
existing one-story commercial building at the corner of East Grand/Juniper Street. The project components
include a Conditional Use Permit for the proposed uses of the building(s), along with a Master and Precise
Development Plan and Demolition Permit to facilitate the development of the project, design features,
demolition of the one-story building, and proposed additional signage in excess of the Downtown Specific Plan
sign requirements. The proposed theater renovation will be sensitive to the historic “modern” architectural
design of the structure. The existing corner building would be replaced with a new two-story new building
designed to blend well with the architecture in the area and be compatible with the look and feel of the Ritz
Theater renovation. Existing and proposed building sizes are approximately 10,520 sf for the theater and
10,350 sf for the new two-story building. The proposed prOJect site includes two parcels {(approximately 0.32

acres),

The intended uses of the two buildings will consist of offices; dance, art, and performance studios; a ground-
floor café; and continued use of the theater to support a vareity of entertainment and public assembly type
uses.

APPLICANT: New Vintage Church

An Initial Study has been prepared to assess this project as required by the California Environmental Quality
Act and Guidelines, Ordinances and Regulations of the City of Escondido. The Initial Study and Draft
- Mitigated Negative Declaration are on file in the City of Escondido Planning Division and can be viewed on the

City of Escondido web Site at: http://www.escondido.org/planning.aspx.

Findings: The findings of this review are that the Initial Study identified effects related to Cultural Resources
and Hazardous Materials that might be potentially significant. However, design and minimization measures,
revisions in the project plans and/or mitigation measures agreed to by the applicant would provide mitigation to
a point where potential impacts are reduced to less than a significant level.

FILLA

Bill Mamnf L
Director of Community Development
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MITIGATED NEGATIVE DECLARATION

FOR THE GRAND PROJECT
(City File No. ENV18-0004 and PHG18-0013)

ENVIRONMENTAL CHECKLIST
SUPPLEMENTAL COMMENTS

An Initial Study Environmental Checklist was prepared for this project and is included with this Draft Mitigated Negative
Declaration (IS/MND). The information contained in the Initial Study and the MND Supplemental Comments will be used by
the City of Escondido to determine potential impacts associated with the proposed project.

INTRODUCTION

This Initial Study/Mitigated Negative Declaration assesses the environmental effects of the proposed Grand Theatre Project
generally located at the southeastern corner of Grand Avenue and Juniper Street, addressed as 301 and 309 E. Grand Avenue.

As mandated by CEQA Guidelines Section 15105, affected public agencies and the interested public may submit comments
on the Initial Study/Mitigated Negative Declaration in writing before the end of the 20-day pubiic review period starting on
November 2, 2018, and ending on November 26, 2018. Written comments on the IS/MND should be submitted to the following
address by 5:00 p.m., November 26, 2018. Following the close of the public comment review period, the City of Escondido
will consider this Initial Study/Mitigated Negative Declaration and any received comments in determining the approval of this
project.

City of Escondido

Planning Division

201 North Broadway
Escondido, CA 92025-2798

Contact: Jay Paul, Senior Planner
Telephone: (760) 839-4671

Fax: (760) 839-4313

Email: jpaul@escondido.org

A printed copy of this document and any associated plans and/or documents are available for review during normal operation
hours for the duration of the public review period at the City of Escondido Planning Division at the address shown above, and
also available on the City's Website. The City of Escondido General Pian Update (2012a); Final Environmental Impact Report
(2012b); and Climate Action Plan are incorporated herein by reference. These documents are available for review at, or can
be obtained through, the City of Escondido Planning Division or on the City of Escondido Web Site.

California Environmental Quality Act Compliance

The City is the lead agency pursuant to the California Environmental Quality Act (CEQA) and is responsible for approving the
proposed project and certifying the CEQA document. The City has determined that a MND is the appropriate environmental
document to be prepared in compliance with CEQA. As provided for by CEQA Section 21064.5, an Initial Study/Mitigated
Negative Declaration (“ISIMND” or “MND") may be prepared for a project subject to CEQA when the project could result in
potentially significant effects on the environment but revisions to the project would avoid or mitigate the effects to the point
where no significant effect on the environment would occur (California Public Resources Code, Section 21000 et seq.).

Env Checklist Form (ISPTH) Rev.11/28/18
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The Draft IS/MND serves as an informational document for use by public agencies, the public, and decision makers. This Draft
IS/IMND discusses the existing resources at the project site, analyzes the potential environmental impacts resulting from
construction and operation of the proposed project, and provides mitigation measures to reduce any potentially significant
environmental impacts. This Draft IS/MND will be used by the City in assessing impacts of the proposed project as part of its
decision-making process in consideration of the project. This Draft IS/MND has been prepared by the City as the lead agency

and in conformance with Section 15070(a) of the CEQA Guidelines (14 CCR 15000 et seq.).

Anticipated Public Hearing(s)

The project involves a series of actions that will be considered at the City Council level, including a proposed Master and
Precise Development Plan, Demolition Permit and Conditional Use Permit application to facilitate the development of the project
and demolition of a historic resource. As of this writing, the project as proposed has qualified for streamlined review through
the Business Enhancement Zone. Although said project was reviewed and processed for in-take in accordance with Article 69
of the Escondido Zoning Code (Escondido Business Enhancement Zone Ordinance), the City has made no decisions that
constitute an irretrievable commitment of resources toward the proposed project prior to the review, consideration, and potential
adoption of any environmental determination made in association with the project. Nor has the City previously committed itself
or its agents to a definite course of action with respect to making a decision on the proposed project.

Pursuant to the streamlined provisions of Article 69 of the Escondido Zoning Code, the City Council shall act as a Planning
Commission and Historic Preservation Commission for any project submitted to it. The project is tentatively scheduled for
City Council hearing on December 5, 2018. Public notice in conformance with the Escondido Municipal Code will be
provided when the project is scheduled for City Council consideration.

Note: Corrections/modifications based on input during the public review period or to correct any
technical items to the Final IS/IMND are noted in cross out for deleted text and bold/underlined for
added text.

Env Checklist Form (ISPTIH) Rev.11/28/18
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/"\\ CITYp(I)F.ESD_C.QNDIDO
anning Division

o 201 Norti?Broadway

ESC_ONDJ DO Escondido, CA 92025-2798

City of Choice (760) 839-4671
\ www.escondido.org

Environmental Checklist Form (Initial Study Partl)
1. Project title and case file numbers: "The Grand’, PHG 18-0013 / ENV18-0004
2. Lead agency name and address: City of Escondido, Planning Division, 201 North Broadway, Escondido, CA 92025

3. Lead agency contact person name, title, phone number and email: Jay Paul, Sr. Planner, 760-839-4537,
jpaul@escondido.org

4.  Project location: The project is focated in the City of Escondido, County of San Diego,, addressed as 301 and 309
East Grand Avenue, Escondido, CA 92025 (APNs 229-461-01 & 17).

5.  Project applicant's name, address, phone number and email: New Vintage Church, 1300 South Juniper, Escondido,
CA 92025, 760-658-4989, tim@newvintagesd.org Attn: Tim Spivey

6.  General Plan designation: SPA 8 (Specific Planning Area 9)

7. Zoning: Downtown Specific Planning Area, with Overlays: Economic Incentive Zone (i.e. Business Enhancement
Zone), Retail Core Area, Historic Downtown District, and Parking District 1.

8.  Description of project: (Describe the whole action involved, including, but not limited to, later phases of the project
and any secondary, support, or off-site features necessary for its implementation. Attach additional sheets if
necessary.)

"The Grand" project consists of the interior and exterior renovation of the existing two-story Ritz Theater located on
East Grand Avenue, together with the demolition (Demolition Permit) of the majority of the existing historic one-story
commercial building at the corner of East Grand/Juniper Street. The project components include Conditional Use Permit
for the proposed uses of the building(s), along with a Demolition Permit, and Master and Precise Development Plan
to facilitate the development of the project, design features and proposed additional signage in excess of the Downtown
Specific Plan sign requirements. The proposed theater renovation will be sensitive to the historic “moderne”
architectural design of the structure and buildings listing on the Local Historical Register. The existing corner building
would be replaced with a new two-story building designed to blend well with the architecture in the area and be
compatibie with the look and feel of the Ritz Theater renovation. Existing and proposed building sizes are approximately
10,520 sf for the theatre located at 309 East Grand Avenue and 10,350 sf for the new two-story building located at 301
East Grand Avenue. The proposed project site includes two parcels (approximately 0.32 acres). A two-foot dedication
‘of the alley across the frontage of 301 E. Grand Avenue is proposed.

The intended uses of the two buildings would consist of offices; dance, art, and performance studios; a ground-floor
cafe; and continued/renewed use of the theater. The theater is proposed to be used for general live theater productions
during the majority of the time and for religious assembly generally on Sunday mornings and limited weekday use.

Env Checklist Form (ISPTH) Rev.11/28/18
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a. The project provides an appropriate mix of retail, office, entertainment and cultural uses.

b. The project provides a local and regional destination for nightlife, employment, culture, and the arts.

c. The project provides a vibrant and exciting environment with land uses that foster an “18-hour”
atmosphere, in addition to areas that provide a mix of non-residential land uses, as well as office
employment.

d. The project development and signage will strengthen the character of Downtown and are architecturally
compatible with the existing urban fabric and complementary to the legacy of “main-street.” Please see
Reference Document E: Proposed Project Architectural Renderings and Elevations, by Plain Joe Studios.

e. The project incorporates street-level and human-scale design elements in new and remodeled
developments that improve pedestrian orientation. Please see Reference Document E: Proposed Project
Architectural Renderings and Elevations, by Plain Joe Studios.

f. The project will preserve historically significant sites and structures that enhance the character of
Downtown with the renovation of the Ritz Theatre.

g. The project will provide pedestrian-oriented, ground-floor, specialty uses on Grand Avenue that reinforce
and expand its unique character.

h. The project provides a pedestrian environment that provides connections, convenient access and
opportunities for alternative modes of transportation.

Conformance with goals from the Redevelopment, Revitalization, Historic District, Economic Incentive and Retail Core
Area Overlays:

Redevelopment:

a. Encourage the development of well-planned and quality designed commercial development which meets
the adopted high standards of this community.

b. Provide for sufficient land area for appropriate types of commercial development, properly located to
provide services and goods to meet the commercial needs of the area, community and region.

¢. Provide for the beautification and revitalization of the Project Area, see Please see Reference Document

d. Proposed Project Architectural Renderings and Elevations, by Plain Joe Studios.

Historic:

The overriding principle of design for historic buildings is to be consistent with the significant architectural style
of the building. The ‘Secretary of the Interior Standards and Guidelines for Historic Preservation’ (Standards)
is an appropriate resource for reference. The Historic Resources Evaluation Report for 301 & 309 Grand Ave.,
Escondido, CA, dated July 2018 details the proposed means that the rehabilitation of the Ritz Theater will
comply with the Standards, and how impacts associated with the demolition of the building at 301 East Grand
will be mitigated by the rehabilitation of the Ritz Theater, development of the new two-story building to be
compatible with and complement the “moderne” style of architecture of the Ritz theatre building, and
preparation of the necessary Historic American Building Survey (HABS) Documentation according to the
National Park Service standards and guidelines.

Economic Prosperity Goals and Objectives of the General Pian:

» High quality, diversified, and employee-intensive, industrial, retail, technology, manufacturing and service-
oriented businesses that create and sustain a strong economic base and provide opportunities for the full
employment of a diverse set of skills.

+ Arange and balance of job and housing opportunities for all residents.

»  Economically viable incubators and small businesses that offer the opportunity for long-term diversification
and growth.

+ Viable tourist, recreation, and arts/cultural-based businesses.

»  Vigorous and economically prosperous commercial and business districts.

+ A sustainable economy and businesses.

The proposed project will provide high quality, diversified businesses that provide employment, cultural
venues that will attract tourists and visitors to the downtown area. This will create a synergy with the existing
businesses in the downtown area by bringing in visitors that will want to spend time in the restaurants and
shops before or after they attend the performances in the theater and dance studios.
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10.

1.

Exhibit "B"
Retail Core: Page 7 of 70
Mixed-use projects are permitted and encouraged. Such mixed uses include: retail and service commercial
uses, cultural arts centers, theaters and administrative and professional office uses. This project provides a
café, theater and administrative office uses, with majority of the ground floor occupied by the theater and café.

The project will provide for uses that will bring in theater goers, café customers, dance students and office
workers that would assist in the revitalization and economic improvement of the area. The buildings will be
renovated and/or rebuilt in a manner consistent with the history and/or historic context and architectural style
of the buildings, which would meet the redevelopment goals of the Downtown Area.

The mix of uses is anticipated to provide employment for up to 16 people and will increase pedestrian activity
throughout the historic downtown area by use and activity of offices; dance, art, and performance studios; a
ground-floor cafe at 301 East Grand; and continued/renewed use of the theater at 309 East Grand Avenue.

Utility upgrades will consist of the addition of two fire hydrants, a fire sprinkier supply lateral to the south side
of the buildings and domestic water and sewer laterals.

Surrounding land uses and setting (briefly describe the project's surroundings):

The approximately 0.32-acre site is comprised of two parcels and entirely covered by the existing commercial
buildings (the two-story Ritz Theater at 309 East Grand Avenue and a single story commercial/office building at 301
East Grand Avenue). The theater currently is not being used and the commercial/office building has four tenants
(dance studio, tax service, beauty salon and retail dress shop). The adjoining public rights of way include: Grand
Avenue on the north which is classified as a Local Collector on the City’s Mobility and Infrastructure Element; Juniper
Street on the west which is classified as a Local Collector, and a paved 20-foot-wide public alley on the south.
Surrounding infrastructure includes: streetimprovements and sidewalks; water, sewer lines and dry utilities in Grand
Avenue, Juniper Street and the alley. Storm drainage is conveyed from the site by alley and street gutters to a public
storm drain system. The project is surrounded on all sides (and across adjoining streets/alley) by parcels within the
Downtown Specific Area (SPA 9). Surrounding uses include the following:

North: Grand Avenue is located across project frontage. Heritage Garden (small infill park on corner parcel) across
Grand Avenue. A mix of one- and two-story commercial buildings located to the northwest and northeast
across Grand Avenue.

South: Single-story commercial buildings located south of the alley.

East. A mix of one- and two-story commercial buildings.

West: A mix of one- and two-story commercial buildings across Juniper Avenue.

Other public agencies whose approval is required (e.g., permits, financing approval, or participation agreement):

s California Native American tribes traditionally and culturally affiliated with the project area requesting
consultation pursuant to Public Resources Code section 21080.3.1.

Tribal Consultation. Have California Native American tribes traditionally and culturally affiliated with the project area
requested consultation pursuant to Public Resources Code section 21080.3.1?

Four Tribes (Rincon, San Luis Rey, Soboba and Mesa Grande) were mailed notification (three tribes also by email)
regarding the proposed project in conformance with Assembly Bill 52. None of the tribes responded requesting formal
consultation; however, formal consuitation with the Rincon Tribe was held on July 24, 2018, and with the San Luis
Rey Tribe on August 22, 2018 regarding consultation of several projects in Escondido, during which City Planning
staff did provide an overview of the project. Both the Rincon and San Luis Rey Tribes did not express any concerns
with the project nor did the request any mitigation and/or monitoring.
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Exhibit "B"

Reference Documents: Page 8 of 70

A
B.
C.
D
E

Location Map, Aerial Photo, Proposed Project Architectural Renderings and Elevations, by Plain Joe Studios.
Historic Resources Evaluation Report for 301 & 309 Grand Ave., Escondido, CA, dated October 2018

Lead and Asbestos Survey by Vinje and Middieton for 301 & 309 Grand Avenue, Escondido, CA, dated
September, 2018

Geological Reconnaissance, 301 & 309 Grand Avenue, Escondido, California, dated September 7, 2018
Trip Generation Memo, 301 & 309 E. Grand Avenue, by Masson and Associates, Inc., dated August 16,
2018

These documents are available for review in the Escondido Planning Division and within the project file(s) and on the City's
website at http://www.escondido.org/planning.aspx. The information is under Popular Links, Development Project Information,

Active Development Projects, “The Grand” ENV18-0004
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Exhibit "B"
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: Page 9 of 70

The environmental factors checked below potentially would be affected by this project involving at least one impact that is
a "Potentially Significant Impact” as indicated by the checklist on the following pages.

Ii/] Aesthetics (] Agricultural Resources ] AirQuality
[] Biological Resources k] Cuitural Resources [0 Geology and Soils
[C] Greenhouse Gas Emissions i/ Hazards & Hazardous Materials [] Hydrology/MWater Quality
[] LandUse/Planning [C] Mineral Resources [] Noise
[] Paleontological Resources [] Population/Housing [0 Public Services
[[] Recreation (] Transportation/Traffic [] Tribal Cultural Resources
[] Utilities/Service Systems /] Mandatory Findings of
Significance

DETERMINATION: (To be completed by the Lead Agency)
On the basis of this initial evaluation:

(] 1find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION shall be prepared.

M | find that, although the proposed project might have a significant effect on the environment, there would not be a
significant effect in this case because revisions in the project have been made, or agreed to, by the project proponent.
A MITIGATED NEGATIVE DECLARATION shall beprepared.

(] 1 find that the proposed project might have a significant effect on the environment and/or deficiencies exist relative to
the City’s General Plan Quality of Life Standards, and the extent of the deficiency exceeds the levels identified in the
City’'s Environmental Quality Regulations pursuant to Zoning Code Article 47, Section 33-924 (b), and an
ENVIRONMENTAL IMPACT REPORT shall berequired.

[ I find that the proposed project might have a "potentially significant impact" or "potentially significant unless mitigated
impact" on the environment, but at least one effect: a.) has been adequately analyzed in an earlier document pursuant
to applicable legal standards, and b.) has been addressed by mitigation measures based on the earlier analysis as
described on attached sheets. An ENVIRONMENTAL IMPACT REPORT shall be required, but it shall analyze only the
effects that remain to be addressed.

[ |find that, although the proposed project might have a significant effect on the environment, no further documentation
is necessary because all potentially significant effects: (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon the
proposed project.

— November 31, 2018
; o -
7@ Paul = Updated November 28, 2018
L
Signature Date

Jay Paul, Senior Planner
Printed Name and Title

Env Checklist Form (ISPTII) Rev.11/28/18



DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9 Ordinance No. 2018-23

EVALUATION OF ENVIRONMENTAL IMPACTS:

1.

Exhibit "B"
Page 10 of 70

This section evaluates the potential environmental effects of the proposed project, generally using the environmental
checklist from the State CEQA Guidelines as amended and the City of Escondido Environmental Quality Regulations
(Zoning Code Article 47). A brief explanation in the Environmental Checklist Supplemental Comments is required for
all answers except "No Impact" answers that are adequately supported by the information sources a lead agency
cites in the parentheses following each question. All answers must take into account the whole action involved,
including off-site, on-site, cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts and mitigation measures. Once the lead agency has determined that a particular physical impact
might occur, then the checklist answers must indicate whether the impact is potentially significant, less than significant
with mitigation, or less than significant. The definitions of the response column headings include the following:

A. “Potentially Significant Impact” applies if there is substantial evidence that an effect might be significant. if there
are one or more "Potentially Significant Impact" entries once the determination is made, an EIR shall be required.

B. “Less Than Significant with Mitigation Incorporated" applies where the incorporation of mitigation measures has
reduced an effect from "Potentially Significant Impact” to a "Less Than Significant Impact." The lead agency must
describe the mitigation measures and briefly explain how they reduce the effect to a less than significant level
(mitigation measures from Section 2 below, "Earlier Analyses," may be cross-referenced). Measures incorporated
as part of the Project Description that reduce impacts to a “Less than Significant” level shall be considered
mitigation.

C. ‘“Less Than Significant Impact” applies where the project creates no significant impacts, only less than significant
impacts.

D. “No Impact' applies where a project does not create an impact in that category. “No Impact’ answers do not
require an explanation if they are adequately supported by the information sources cited by the lead agency which
show that the impact simply does not apply to projects like the one involved (e.g., the project falls outside a fault
rupture zone). A “No Impact" answer should be explained where it is based on project-specific factors as well as
general standards (e.g., the project would not expose sensitive receptors to pollutants, based on a project-specific
screening analysis).

Earlier Analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has
been adequately analyzed in an earlier EIR or Negative Declaration. Section 15063(c)(3)(D). In this case, the
evaluation and explanations below include a brief discussion identifying the following:

A. Earlier Analysis Used. Identification and statement where it is available for review.

B. Impacts Adequately Addressed. Identification of which effects from the above checklist were within the scope of
an adequately analyzed earlier document pursuant to applicable legal standards, and state whether such effects
were addressed by mitigation measures based on the earlier analysis.

C. Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures Incorporated,” a
description of the mitigation measures which were incorporated or refined from the earlier document and the
extent to which they address site-specific conditions for the project.

The lead agency incorporated references to information sources for potential impacts into the checklist (e.g., general
plans, zoning ordinances). Reference to a previously prepared or outside document included, where appropriate, a
reference to the page or pages where the statement is substantiated.

Supporting Information Sources: A source list is attached, and other sources used or individuals contacted are be
cited in the discussion.

The explanation of each issue identifies the significance of criteria or threshold, if any, used to evaluate each question,
as well as the mitigation measure identified, if any, to reduce the impact to less than significant.
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ISSUES:

AESTHETICS. Would the project:

a.

Have a substantial adverse effect on a scenic vista?

No Impact - The proposed project is located within the developed
and urban Downtown SPA (Specific Plan Area) of the City of
Escondido. The site currently is developed with one-and two-story
commercial structures. "The Grand" project consists of the interior
and exterior renovation of the existing historic two-story Ritz
Theater on East Grand Avenue, together with the demolition of the
majority of the existing historic one-story commercial building at
the corner of East Grand/Juniper Street. The proposed project
would not result in a substantial change in views from Grand
Avenue due to the length of the roadway frontage that would be
developed. Design guidelines would be applied to ensure
appropriate setbacks and architectural features are incorporated
that provide a scale and character consistent with the existing
environment. The proposed theater renovation will be sensitive to
the historic “moderne” architectural design of the structure and
buildings listing on the Local Historical Register. The existing
corner building be replaced with a new two-story new building and
new digital marquee signage designed to blend well with the
architecture in the area and be compatible with the look and feel of
the Ritz Theater renovation.

Figure VIi-6 of the City’'s General Plan Resource Conservation
Element does not identify any important visual resource in the
vicinity of the project site. Any views to distant hillsides along the
adjacent streets corridors would not be affected by the project.
Therefore, no scenic vistas or view corridors towards the project
site or adjacent properties would be adversely affected by the
renovation of the existing two-story Ritz Theatre or redevelopment
of the corner building. This project complies with SPA 9
(Downtown Specific Plan) aesthetic design requirements and size
and height requirements, which can be found at:

https://www.escondido.org/Data/Sites/1/media/PDFs/Planni
ng/DowntownSpecificPlan.pdf.

Substantially damage scenic resources, including, but not limited
to, trees, rock outcroppings, and historic buildings within a state
scenic highway?

No Impact - There are no state scenic highways in the vicinity of
the site. There are no designated scenic resources (no prominent
ridgelines or natural landforms, open space habitat) on this site as
the site is fully developed with commercial buildings Additionally,
the City’s General Plan Resource Conservation Element does not
identify any local scenic roadways (City of Escondido 2012a).
Therefore, no impact would occur. The footprint & height of the
proposed project comply with the size & height requirements of the
Downtown Specific Plan, so the project will not adversely interfere
with any existing views. Potential impacts to historic structures are
discussed in Section V. Cultural Resources.
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Substantially degrade the existing visual character or quality of
the site and its surroundings?

Less Than Significant Impact - The project site is currently
developed with one- and story commercial buildings within the
City’s urbanized downtown historic retail core area. The
Downtown SPA contains design guidelines and development
standards for projects within its boundaries. The project would
comply with the development standards outlined in the Downtown
Specific Plan to ensure consistency in architectural treatment,
height, and scale with the surrounding land uses. This project will
improve the visual character and quality consistent with the
requirements of the Downtown Specific Plan Historic District (DSP-
HD) because it will include the renovation and restoration of the
existing Ritz Theater and will replace the corner commercial
building with a new two-story structure that is consistent with the
historic character of the Ritz Theater, The DSP-HD can be found
at:

hitps.//www.escondido.org/Data/Sites/1/media/PDFs/Plann
ing/DowntownSpecificPlan.pdf

The design review process, as required of all developments within
the Downtown SPA, ensures that the project, as depicted in the
Conceptual Plans incorporated herein as Appendix E, does not
substantially degrade, alter, or conflict with the visual character or
quality of the site and its surroundings. This project was presented
to the Historic Preservation Commission on two occasions and the
project has been designed to incorporate specific
recommendations of the Commission. The Ritz Theatre building
has been designed to restore many of the original elements and
character of the historic building. The proposed corner building at
301 East Grand has been designed to be compatible with and
compliment the “moderne’ architectural style of the proposed
renovation of the Ritz Theater. The new two-story structure would
be compatible with the variety of one- and two-story structures in
the vicinity in terms of bulk and scale.

Create a new source of substantial light or glare which would
adversely affect day or nighttime views in the area?

No Impact -This project does not propose any new light sources
that are different than the surrounding area. Existing outdoor
lighting sources in the project vicinity vary in intensity and primarily
are associated with existing commercial development, signage
and street lights and traffic signals. Any permanent exterior
fighting associated with the project would be required to comply
with Section 33-771, Article 35 (Outdoor Lighting) of the municipal
code. The proposed project would not include design elements
(such as large expanses of exterior glass or reflective materials)
that would create significant sources of glare. Based on the design
of the project and described conditions, any associated potential
light and glare would have no impact.

AGRICULTURAL RESOURCES In determining whether impacts to
agricultural resources are significant environmental effects, lead
agencies may refer to the California Agricultural Land Evaluation and
Site Assessment Model (1997) prepared by the California Department
of Conservation as an optional model to use in assessing impacts on
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agriculture and farmland.

Would the project:

a.

e.

Convert Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance (Farmland), as shown on the maps
prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency or (for annexations
only) as defined by the adopted policies of the Local Agency
Formation Commission, to non- agricultural use?

No Impact - There is no existing farmland in the project boundaries
nor in close proximity to the project site. The project site is located
in the Historic Downtown District of the Downtown Specific
Planning Area, and is surrounded by land designated and
developed as commercial. The subject site is considered “infill”
(i.e., located on previously developed site, or sites that are
surrounded by urban uses) and is consistent with the City's
General Plan land use designation and SANDAG's adopted
Sustainable Communities Strategy. The site is surrounded by land
designated and zoned commercial. As indicated, the project site
does not contain any active agricultural uses, agricultural
resources, or timberland. The site is not zoned for agricultural or
forest land uses and is not adjacent to areas zoned for or in
agricultural use or forestland. There are no Williamson Act
Contract lands on the map of San Diego County Important
Farmiand developed by or near the site. The property and
surrounding area are classified as Urban and Built-Up Land by the
California Department of Conservation for the Farmland Mapping
and Monitoring Program and are not listed as Prime Farmland,
Unique Farmland, or Farmland of Statewide Importance
(Farmland) (State of California Department of Conservation 2014).
Similarly, the project site is located on and surrounded by “Urban
and Built Up Land.” and surrounding area are not listed as prime
Agricultural Lands in the City’s General Plan (City of Escondido
2012a). Therefore, the project would not result in the conversion of
agricultural resources to non-agricultural use, or result in the
conversion of forest land to non-forest use. No impact would occur.

Conflict with existing zoning for agricultural use, or a Williamson
Act contract?

No Impact - The project site is not zoned for agriculture and does
not contain agricultural operations and is not subject to a
Williamson Act contract.

Conflict with existing zoning for, or cause rezoning of, forest land
(as defined in Public Resources Code section 12220(g)),
timberland (as defined by Public Resources Code section 4526),
or timberland zoned Timberland Production (as defined by
Government Code section 51104(g))?

No Impact - There is no forest land zoning on or near the project
site.

Resultin the loss of forest land or conversion of forest land to non-
forest use?

No Impact - There is no forest land zoning on or near the project site.

Involve other changes in the existing environment which, due to
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their location or nature, could result in conversion of Farmland to
non- agricultural use or conversion of forest land to non-forest
use?

No impact - There are no existing Farmland or forest lands in the
area that would be impacted or converted by the proposed project
improvements.

AIR QUALITY. Where applicable, the significance criteria established
by the applicable air quality management or air pollution control
district may be relied upon to make the following determinations.

Would the project:

a.

Conflict with or obstruct implementation of the applicable air
quality plan?

Less Than Significant - The California Federal Clean Air Act
requires(CAA) was enacted in 1970 and amended in 1977 and
1990 [42 United States Code 7401] for the purposes of protecting
and enhancing the quality of the nation’s air basins that are
resources to benefit public health, welfare, and productivity. In
1971, in order to achieve the purposes of Section 109 of the CAA
[42 United States Code 7409}, the U.S. Environmental Protection
Agency (EPA) developed primary and secondary National
Ambient Air Quality Standards (NAAQS). The San Diego Air
Basin (SDAB) is designated nonattainment for the federal 8-hour
ozone (0O3) standard. The California Air Resources Board
(CARB) has developed the California Ambient Air Quality
Standards (CAAQS) and generally has set more stringent limits
on the criteria pollutants than the NAAQS. In addition to the
federal criteria pollutants, the CAAQS also specify standards for
visibility-reducing particles, sulfates, hydrogen sulfide, and viny!
chloride. The SDAB is a non-attainment of area for the state
ozone (03) standards, the state 10-micron particulate matter
(PM10) standard, and the state 2.5-micron particulate matter
(PM2.5) standard. The California State Air Ambient Quality
Standards for criteria poliutants Implementation Plan (SIP) is a
collection of documents that sets forth the state’s strategies for
attaining the NAAQS. The San Diego Air Pollution Control District
(SDAPCD) is the agency responsible for preparing and
implementing the portion of the California SIP applicable to the
SDAB. The SDAPCD prepared the Regional Air Quality Study
(RAQS) to prepare and implement plans to attain the standards
its portion of the SIP and in response to the requirements set forth
in the California CAA Assembly Bill (AB) 2595 (SDAPCD 1992)
and the federal CAA. As part of the RAQS, the SDAPCD identified
transportation control measures (TCM) for the air quality plan
prepared by the earliest practicable date. San Diego Association
of Governments (SANDAG). The RAQS and TCM set forth the
steps needed to accomplish attainment of NAAQS and CAAQS.
The required triennial updates of the RAQS and corresponding
TCM were adopted in 1995, 1998, 2001, 2004, 2009, and most
recently in December 2016.

The RAQS is the applicable regional air quality plan that sets forth
the SDAPCD’s strategies for achieving the NAAQS and CAAQS.
The SDAB is designated non-attainment for the federal and state
ozone standard. Accordingly, the RAQS was developed to
identify feasible emission control measures and provide
expeditious progress toward attaining the standards for ozone.
The two pollutants addressed in the San Diego RAQS are volatile
reactive organic compounds (VOC gasses (ROG) and oxides of
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nitrogen (NOx oxide (NOX), which are precursors to the formation
of ozone. The basis for the RAQS relies on information from
California Air Resource Board and SANDAG, including the
distribution of Projected increases in motor vehicle usage,
population in the region, and all other source growth create
challenges in controling emissions as projected and by
SANDAG.

The San Diego APCD refers to adopted growth projections used
by the SDAPCD to develop the RAQS emissions budgets are
based on the population, vehicle trends, and land use plans
developed in general plans to forecast, inventory and allocate
regional emissions from land use and used by SANDAG in the
development-related sources. These emissions budgets are used
in statewide air quality attainment planning efforts of the regional
transportation plans and sustainable communities strategy. As
such, projects that propose development that is equal to
consistent with the growth anticipated by SANDAG’s growth
projections and/or less  than population growth
projections/adopted the general plan assumptions and land use
intensity are inherently consistent and would not conflict with the
RAQS. In the event that a project would propose development
that is less dense than anticipated by the growth projections, the
project would likewise be consistent with the RAQS. In the event
a project proposes development that is greater than anticipated
in the growth projections, further analysis would be warranted to
determine if the project would exceed the growth projections used
in the RAQS for the specific sub-regional area.

The project site is located within the Historic Downtown District of
the Downtown Specific Planning Area. The project site is currently
developed with one- and two-story commercial buildings that are
currently or have been occupied by uses similar to the project.
The proposed uses of the buildings are permitted and/or
conditionally permitted uses in the Downtown Specific Plan and
would be consistent with the growth anticipated by the City
General Plan. Although the project would require a Conditional
Use Permit to allow for some of the proposed uses of the building,
this would not affect the growth anticipated by the City General
Ptan. Additionally, as discussed below in Section [ll. b), project
emissions would not exceed the project-level significance
thresholds from the City Municipal Code. These thresholds are
intended to both define quality of life standards and implement
the Growth Management Element of the City General Plan. The
project would therefore not result in an increase in emissions that
are not already accounted for in the RAQS. Therefore, the project
would not obstruct or conflict with implementation of the RAQS,
and impacts would be less than significant.

This project is in conformance with the Downtown Specific Plan
(SPA 9) of the General Plan. The Environmental Impact Report
for the 2012 General Plan Update states that the uses in the
updated General Pian would have a less than significant impact
on the Air Quality Plans. See GPU EIR Section 4.3. at
https://www.escondido.org/Data/Sites/1/media/PDFs/Planning/G

PUpdate/Vol1AirQuality.pdf. No additional environmental
review is required.

b. Violate any air quality standard or contribute substantially to an D D [z[ D
existing or projected air quality violation?
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Less Than Significant Impact - Air quality impacts can result
from the construction and operation activities. Construction
impacts are temporary and result from fugitive dust, equipment
exhaust and indirect effects associated with construction workers
and deliveries. Operational impacts can occur on two levels:
regional impacts resulting from development or local effects
stemming from sensitive receivers being placed close to
roadways or stationary sources. One of the pollutants of concern
during construction is particulate matter, since PM10 is emitted
as windblown (fugitive) dust during surface disturbance, and as
exhaust of diesel-fired construction equipment (particularly as
PM2.5). Other emissions of concern include architectural coating
products off-gassing (VOCs), and other sources of mobile source
(on-road and off-road) combustion (NOx, SOx, CO, PM1Q,
PM2.5, and VOCs) associated with the project.

Operational emissions are those which occur after project
construction activities have been completed, and the project
becomes operational. These emissions are a result of increased
average daily vehicle trips by the new occupants of a facility, as
well as any proposed stationary sources associated with the
subject facility or development. Depending on the characteristics
of the individual project, operational activities have the potential
to generate emissions of criteria poliutants. Operational impacts
from land development activities are predominantly the resuit of
vehicular traffic associated with projects with combustion
emissions (NOx, SOx, CO, PM10, PM2.5, and VOCs).

The CEQA Guidelines state that, where available, the
significance criteria established by the applicable air quality
management or air pollution control district may be relied upon to
make the determinations of environmental impact. The San
Diego APCD does not provide quantitative thresholds for
determining the significance of construction or mobile source-
related impacts. However, the district does specify Air Quality
Impact Analysis (AQIA) trigger levels for new or modified
stationary sources (APCD Rules 20.2 and 20.3). If these
incremental levels for stationary sources are exceeded, an AQIA
must be performed for the proposed new or modified source.

Pounds per Day Thresholds

Volatile
Organic

Compounds
Compounds (VOCs)

Respiratory | Fine Oxides Oxides

Particulate | Particulate | of of ;i':’:;} de t::g and
Matter Matter Nitrogen | Sulfur (CO)
{PM10) (PM2.5) {NOx) (SOx)
100 55 250 250 550 3.2 55/75

Article 47 of the Escondido Zoning Code has similarly adopted
these trigger levels to establish Escondido’s thresholds of
significance. Although these trigger levels do not generally apply
to mobile sources or general land development projects, for
comparative purposes these levels can be used to demonstrate
that a project's total emissions (e.g. stationary and fugitive
emissions, as well as emissions from mobile sources) would not
result in a significant impact to air quality. For projects whose
stationary-source emissions are below these criteria, no AQIA is
typically required, and project level emissions are presumed to be
less than significant.

Pursuant to the project description, the proposed project will be
constructed on a site the size of the existing building footprint.
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d.

There will be minimal construction of improvements outside the
building footprints (limited to sidewalk repairs and water, sewer
and dry utility lines to the building). Construction activities
associated with the project would generate short-term emissions
of volatile organic compounds (VOCs), oxides of nitrogen (NOx),
carbon monoxide (CO), and particulate matter (including both
PM10 and PM2.5). Construction activity is subject to the
requirements established in Regulation 4, Rules 52, 54, 55 and
67, of the SDAPCD's rules and regulations. Based on a review
of similar projects and the air quality analysis prepared for those
urban projects, the project is not anticipated to have a significant
air-quality impact, This is due to the relatively small size of the
project, limited grading and building demo, and anticipated
construction emissions with the implementation of construction
Best Management Practices (BMPs) for dust control that would
be incorporated as a matter of project design and in accordance
with SDAPCD Rules. Therefore, emissions of all criteria
pollutants identified in the thresholds from Municipal Code Article
47 would be below the daily threshold and the project would not
generate any significant air quality impacts for fixed, mobile or
construction sources.

Result in a cumulatively considerable net increase of any criteria
pollutant for which the project region is non-attainment under an
applicable federal or state ambient air quality standard (including
releasing emissions which exceed quantitative thresholds for
ozone precursors)?

No Impact - In analyzing cumulative impacts from a proposed
project, the analysis must specifically look at the project's
contribution to the cumulative increase in pollutants for which the
San Diego Air Basin is listed as “non-attainment” for the State
and Federal Ambient Air Quality Standards. Of the seven State
“criteria” pollutants, only ozone, PM10, and PM2.5 occur in
concentrations high enough to violate State standards in San
Diego County. Since few sources (almost none) emit ozone
directly, and ozone is caused by complex chemical reactions,
control of ozone is accomplished by the control of emissions of
NOx and VOCs. Cumulatively considerable net increases during
the construction phase would typically happen if two or more
projects near each other are simultaneously constructing
projects; and if the project has a significant direct impact on air
quality with regard to emissions of PM10, PM2.5, NOx and/or
VOCs, would also have a significant cumulatively considerable
net increase. Because none of these criteria pollutants would be
exceeded, no cumulative impacts during the construction phase
is anticipated.

The guidelines for the consideration of operational cumulatively
considerable net increases are treated differently due to the
mobile nature of the emissions. The San Diego Air Basin's
RAQS, based on growth projections derived from the allowed
General Plan densities, are updated every four years by San
Diego APCD and lay out the programs for attaining the state and
federal level of ambient air quality standards for ozone
precursors. It is assumed that a project which conforms to the
General Plan, and does not have emissions exceeding the levels
discussed in Section [1l.a, the project will not create a cumuiatively
considerable net increase to ozone since the emissions were
accounted for in the RAQS.

Expose sensitive receptors to substantial pollutant concentrations?

Env Checklist Form (ISPTIl)
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e.

No Impact - There are no sensitive receptors or populations
(residential, children, senior citizens, care facilities, etc.) in the
general vicinity of the project. Sensitive land uses include schools
and schoolyards, parks and playgrounds, daycare centers,
nursing homes, hospitals, and residential communities (CARB
2005). The project site is surrounded by commercial uses. There
are no sensitive land uses located immediately adjacent to the
project site. The proposed uses (office, café, dance studio and
theater) will not involve any changes that would expose sensitive
receptors to substantial pollutant concentrations. Please see
discussion in lii. a, b.

Create objectionable odors affecting a substantial number of people?

The proposed land uses associated with the project (office, dance
studio, café, and theatre, assembly) are not uses that would
create objectionable odors.

No Impact - Project construction could result in minor amounts of
odor compounds associated with diesel or heavy equipment
exhaust. However, emissions would disperse rapidly from the
project site, and therefore should not be at a level that would
affect a substantial number of people. Further, construction
operations generally would be short term and temporary.

V. BIOLOGICAL RESQURCES. Would the project:

a.

Have a substantial adverse effect, either directly or through
habitat modifications, on any species identified as a candidate,
sensitive, or special status species in local or regional plans,
policies, or regulations, or by the California Department of Fish
and Wildlife or U.S. Fish and Wildlife Service?

No Impact - The project site is located within the downtown urban
commercial core of the City of Escondido and surrounded by
commercial development. The project site has been developed
since the mid-20th century, covered with existing buildings, and
there is no existing habitat or special status species located on or
adjacent to the site that would be adversely impacted. No wetland
occurs on site or would be directly impacted by the project. The
subject site is considered “infill” (i.e., located on previously

~ developed site, or sites that are surrounded by urban uses) and

is consistent with the City's General Plan land use designation
and SANDAG's adopted Sustainable Communities Strategy. The
EIR for the City of Escondido 2012 General Plan Update shows
that this project falls within the Urban Core, with no vegetation for
habitat. Please see Figure 4.4-2 at this website address:

https://iwww.escondido.org/Data/Sites/1/media/PDFs/Planning/G
PUpdate/Vol1Biology.pdf

Have a substantial adverse effect on any riparian habitat or other
sensitive natural community identified in local or regional plans,
policies, or regulations, or by the California Department of Fish
and Wildlife or U.S. Fish and Wildlife Service?

No Impact - The subject site is considered “infill” (i.e., located on
previously developed site, or sites that are surrounded by urban
uses) and is consistent with the City's General Plan land use
designation and SANDAG's adopted Sustainable Communities
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Strategy. The site is surrounded by land desighated and zoned
as residential as commercial, with existing buildings, and there is
no existing riparian habitat or other sensitive natural community
on or adjacent to the site.

c. Have a substantial adverse effect on federally protected wetlands D D D [EZ]
as defined by Section 404 of the Clean Water Act (including, but
not limited to, marsh, vernal pool, coastal, etc.) through direct
removal, filling, hydrological interruption or other means?

No Impact -The subject site is considered “infill” (i.e., located on
previously developed site, or sites that are surrounded by urban
uses) and is consistent with the City's General Plan land use
designation and SANDAG'’s adopted Sustainable Communities
Strategy.

The site is surrounded by land designated and zoned as
residential and commercial. The project site has been developed
since the mid-20" century, covered with existing buildings and
there is no protected wetland onsite or nearby, and the proposed
project would not have any adverse impact on the existing
drainage patterns or system in the area.

d Interfere substantially with the movement of any native resident D D D v
or migratory fish or wildlife species, or with established native
resident or migratory wildlife corridors, or impede the use of native
wildlife nursery sites?

No Impact - The City's General Plan does not identify any wildlife
corridors that affect the site and the Draft Escondido Multiple
Habitat Conservation Program Subarea Plan does not show the
project site within a core linkage area (City of Escondido 2001;
2012). The project site and surroundings are located within the
highly developed and urban Downtown SPA of the City of
Escondido. Therefore, the proposed project would not interfere
with migratory wildlife corridors. The existing site is entirely
covered with existing buildings and the proposed project will be
constructed within substantially the same footprint. The primary
geometrical difference in project shape is that the one-story
building at 301 East Grand will be replaced with a two-story
building The maximum number of stories would be two and the
building height and footprints are not large enough to have an
impact on the movement of any species and will not impede the
use of nursery sites.

e Conflict with any local policies or ordinances protecting biological D D D v
resources such as a tree preservation policy or ordinance?

No Impact - There are no existing trees or other biological
resources on the site because the entire property is covered in
existing buildings.

f  Conflict with the provisions of an adopted Habitat Conservation D [:] [:] v
Plan, Natural Community Conservation Plan, or other approved o
local, regional, or state habitat conservationplan?

No Impact - The subject site is considered “infill” i.e., located on
previously developed site, or sites that are surrounded by urban
uses) and is consistent with the City's General Plan land use
designation and SANDAG's adopted Sustainable Communities
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Strategy. The site is surrounded by land designated and zoned
as commercial. There is no adopted habitat conservation plan for
the project area and the subject site does not include any
biological resources. The proposed project is not within any
biological communities or links that are shown on the Draft
Escondido Subarea Plan of the County of San Diego Multiple
Habitat Conservation Plan which can be found at the following
website address:
hitps://www.escondido.org/draft-escondido-subarea-plan.aspx
V. CULTURAL RESOURCES. Would the project:
a. Cause a substantial adverse change in the significance of a D /] D D

historical resource as defined in §15064.5 (or conflict with
applicable historic thresholds specified in City of Escondido
Zoning Code Article 47)7?

The subject site and buildings have received proper evaluations
as a cultural and historic resource for the purposes of CEQA. The
existing Grand Market located on the project site was surveyed
for the Escondido Local Register in 1983 (revised in 1990) with a
local ranking of Significant (ASM Affiliates, October 2018, Historic
Resources Evaluation Report for 301 & 309 Grand Ave.,
Escondido, California, Draft Report (“ASM Report”). The Ritz
Theater was also included in the 1983 survey (revised in 1990),
with a local ranking of Individually Significant. A separate 2011
Cultural Resources Report for the Historical and Architectural
Evaluation Study of 309 E. Grand Avenue (City Case File No.
PHG10-0026) also recommended the Ritz Theater as locally
significant under CEQA Criterion A (Archeos, 2011 Cultural
Resources Report for the “Ritz” theatre project.

The ASM Report refers to the Secretary of Interior's Standards for
the Treatment of Historic Properties (Standards) and defines
them as the SOl Standards for the Treatment of Historic
Properties (Standards) that were codified in 1995 (36 CFR Part
68) to establish professional standards that serve as general
guidance for work on historic buildings (Weeks et al. 2001). The
Standards for Rehabilitation are the appropriate approach to
apply to this project, as Standards 1, 2, 3, 5, 6, 7, and 9 address
the adaptive reuse of the long-vacant Ritz Theater for use as a
community arts and performance venue and Standard 10
addresses additions and new construction related to historic
properties.

These standards are:

1. A property will be used as it was historically or be given a
new use that requires minimal change to its distinctive
materials, features, spaces, and spatial relationships.

2. The historic character of a property will be retained and
preserved. The removal of distinctive materials or alteration
of features, spaces, and spatial relationships that
characterize a property will be avoided.

3. Each property will be recognized as a physical record of
its time, place, and use. Changes that create a false sense
of historical development, such as adding conjectural
features or elements from other historic properties, will not be
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undertaken.

5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
property will be preserved.

6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will
match the old in design, color, texture, and, where possible,
materials. Replacement of missing features will be
substantiated by documentary and physical evidence.

7. Chemical or physical treatments, if appropriate, will be
undertaken using the gentlest means possible. Treatments
that cause damage to historic materials will not be used.

9. New additions, exterior alterations, or related new
construction will not destroy historic materials, features, and
spatial relationships that characterize the property. The new
work will be differentiated from the old and will be compatible
with the historic materials, features, size, scale and
proportion, and massing to protect the integrity of the
property and its environment.

10. New additions and adjacent or related new construction
will be undertaken in such a manner that, if removed in the
future, the essential form and integrity of the historic property
and its environment would be unimpaired:

As analyzed in the ASM Report the project as designed and
depicted in the Conceptual Plan (included as Appendix A), with
the mitigation measures enumerated below will comply with each
of these Standards as follows:

1.

The adaptive reuse of the Ritz Theater as part of a
community arts and performance complex will continue its
historic use as a large, single stage/single screen theater,
which has not been economically feasible for approximately
20 years. The use of impact minimization and avoidance
features in the project's descripton and scope of
improvements is an effective environmental planning
practice to avoid and minimize impacts, as well as to mitigate
expected impacts. Preservation in place is the preferred
manner of mitigating impacts (CEQA Guidelines
15126.4(b)(3)(A). However, the environmental protection
afforded by the project's description and scope of work to
preserve in place the Ritz Theatre is a project design feature.
The proposed project will retain the historic character of the
Ritz Theater, including features that have since been altered,
the theater's primary north fagade has previously been
altered, including the replacement of the large windows and
the door at the lunch counter/theater manager’s office space
at its east side, the enclosing with an aluminum storefront
system of the originally open lobby area, and removal of the
north fagade’s original exterior finish on the bases and at the
lunch counter/theater manager's office space. In the lobby
area, the concession area and ticket kiosk are no longer
extant. At the mezzanine level, other than the projection
room, the former uses of the other rooms are not known, and
the extent to which they have been modified is also unknown.
The proposed community arts and performance complex will
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retain the theater's character-defining exterior elements and
materials, and also the interior spatial organization of the
one-story lobby with mezzanine level above, while
appropriately adapting these spaces and features for the
theater's continued use.

3. The proposed project will remove inappropriate and
insensitive alterations, specifically the aluminum storefront
system at the theater's lobby, that appears to have been
added circa 1960-1970s and replaced following a 2003
vehicular accident that caused considerable damage to the
building entrance and lobby area, thus restoring the theater’s
original relationship of exterior and interior spaces. A
retractable security grille or gate that will secure the lobby
when the community arts and performance complex is
closed, is proposed in place of the aluminum storefront.

4. The proposed project will relocate the internal stair area that
provides access from the theater's lobby to the mezzanine
level. The existing stair is not exemplary in its construction or
materials, and does not meet current code requirements for
its rise and run, for the railing at the mezzanine level's stair
opening, or for accessible handrails. lts location is not a
critical element to the spatial organization of the lobby or the
mezzanine area.

5. The proposed project will demolish the theater's crying room,
men’s and women’s restrooms, and the drinking fountain
adjacent to the men’s restroom. Although some of the original
finishes are extant, these spaces have previously been
altered. New men’s and women's restrooms will be located
in the addition on the west side of the theater, and accessible
via a new doorway from the theater lobby to the addition.

6. The theater's existing mezzanine area including the
projection room will be modified to provide open mezzanine
level seating in the auditorium. The projection room’s
muttiple windows into the auditorium are a character-defining
feature of the theater, and the retention and possible
relocation of the section of this wall containing the windows
to the rear of the mezzanine seating area is recommended.
The requirements for future use of projection equipment in
the rehabilitated auditorium had not yet been developed at
the time of this assessment, and the feasibility of reusing this
section of the projection booth wall as part of the new
projection equipment area was unknown; if its reuse is
feasible, it is recommended.

The ASM report also recommends against “radically changing a
floor plan or interior spaces — including individual rooms — which
are important in defining the overall historic character of the
building so that, as a result, the character is diminished.” ASM
has clarified that this bullet point pertains to retaining the major
floor plan division of the theater from the lobby—retaining the
theater as one large room, while altering the floorplan of the
lobby/mezzanine space would be acceptable. The project
complies with this recommendation as the project is proposing
to retain the major floor plan division of the theater from the
lobby.

The significance determination of the project takes into account
the environmental protection afforded by the project's
description and scope of work to preserve in place the Ritz
Theatre as a project design feature. Based on the analysis
summarized above, the renovation of the Ritz Theatre is less
than significant, however, the proposed project constitutes a
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potential adverse impact to the Escondido Downtown Historic
District, with the demdlition of the Grand Market, a contributing

resource.

The proposed new two-story building would be

designed to complement and be compatible with the architecture
in the area and specifically the “moderne” style of the Ritz

theatre.

The demolition of the Grand Market constitutes an

adverse impact to the historic district; that will be mitigated to
less than significant by the following Mitigation Measure:

MM-CUL-01

MM-CUL-02

MM-CUL-03

MM-CUL-04

MM-CUL-05

Env Checklist Form (ISPTH)

Prior to submittal of construction drawing
documents for building permit purposes, the
developer/owner shall provide verification of a
Secretary of the Interior's Standards Qualified
Historic Architect familiar with the time period of
construction being retained for documenting
compliance and protection. This verification
report shall be submitted to the Planning Division
of City of Escondido.

The applicant shall complete black-and-white
archival-level photo documentation of all
buildings constructed on the premises and
proposed for preservation in place (Ritz Theatre)
or demolition (Grand Market). The photo-
documentation shall be completed prior to
issuance of demolition permits for the project.
Photo-documentation shall be submitted to the
Planning Division of the City of Escondido. This
mitigation measure would create a collection of
preservation materials that would be available to
the public and inform future research. In this way,
documentation of the affected properties and
presentation of the findings to the community
could reduce the impact on historical resources.

Prior to issuance of the building permit, the fully
developed architectural plans for the Project shall
be reviewed by an architectural historian to
ensure compliance with the Sfandards as
outlined in the ASM report.

Historic Structure Report. Prior to construction on
the site, the existing historic buildings must be
documented. The Historic Structure Report is the
optimal first phase of historic preservation efforts
for a significant building or structure, preceding
design and implementation of rehabilitation work
(Ritz Theatre building) or demolition (Grand
Market Building). The Historic Structure Report
provides a critical first step in planning an
appropriate treatment and determining the
character defining features, understanding how
the buildings and site has changed over time, and
assessing levels of deterioration within the
framework of the Sfandards.

Historic American Building Survey
Documentation (HABS). Prior to demolition of the
Grand Market building, the entire site and Grand
Market building should be documented according
to the National Park Service’s Standards and
Guidelines. The documented report must be
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MM-CUL-06

MM-CUL-07

MM-CUL-08

Env Checklist Form (ISPTIl)

prepared by a Secretary of the Interior's Qualified
Historic Architect and Historian. The contents of
the report shall include an architectural
description, historical context, and statement of

significance, per HABS Historical Report
Standards. This documentation, formerly
referenced as HABS Level Il, shall include
11"x17”° measured drawings; historic

documentation and description in outline format
and large format quality 4"x5” photographs of the
exterior and interior of each building and features
included in the documentation. If available,
copies of historic photographs of the resources
shall be included in the documentation (MM-CUL-
02). One hardcopy and one electronic (pdf) copy
of this documentation shall be submitted to each
of the following: the City of Escondido, the
Escondido Historical Society, and the Escondido
Public Library Pioneer Room.  The appropriate
level of HABS documentation and written
narrative shall be determined in consultation with
Planning staff. This mitigation measure would
create a collection of preservation materials that
would be available to the public and inform future
research. In this way, documentation of the
affected properties and presentation of the
findings to the community could reduce the
impact on historical resources.

Salvage Materials. Prior to demolition, distinctive
representative architectural elements (interior
and exterior features) shall be identified, and if
feasible, salvaged for reuse in relation to the
proposed plan, or perhaps removed to another
location on-site as provided for in the Standards.
If reuse on-site is not feasible, opportunities shall
be made for the features to be donated to various
interested historical or archival depositories, to
the satisfaction of the Director of Community
Development.

On-Site Construction Observation. A qualified
architect shall make periodic site visits to monitor
demolition and construction activities to assure
compliance with the approved construction
documents with regards to historic resources.
This shall be documented to the satisfaction of
the Director of Community Development, prior to
certificate of occupancy. During the course of
administering and implementing this measure, in
the event that previously unidentified historic
fabric is discovered, resources shall be
determined by the qualified historic architect in
consultation with City staff to determine potential
reuse or donation within the framework of the
Standards.

The project applicant shall work with a Planning
staff or other qualified professional to institute an
interpretive program on-site that references the
property’s history and the contribution of the
historical resource to the broader neighborhood
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or historic district. An example of an interpretive
program may be installation of interpretive signs
or commemorative plaques in a publicly
accessible and visible location that describe the
history of the site must be installed prior to
certificate of  occupancy. Although
implementation of this mitigation measure may
reduce impacts on historical resources, it would
not lessen the effects to a less-than-significant
level.

Pursuant to CEQA Guidelines Section 15126.4(b)(1), “where
maintenance, repair, stabilization, rehabilitation, restoration,
preservation, conservation or reconstruction of the historical
resource will be conducted in a manner consistent with the
Secretary of the Interior's Standards for the Treatment of Historic
Properties with Guidelines for Preserving, Rehabilitating,
Restoring, and Reconstructing Historic Buildings (1995), Weeks
and Grimmer, the project's impact on the historical resource shall
generally be considered mitigated below a level of significance
and thus is not significant.”

b. Cause a substantial adverse change in the significance of an [] V4 D E:]
archaeological resource pursuant t0§15064.5?

The proposed project constitutes a potential adverse impact to
the Escondido Downtown Historic District, with the demolition of
the Grand Market, a contributing resource that will be mitigated
to less than significant with the implementation of the measures
aforementioned (MM-CULO1 to 08). The proposed plans for the
renovation of the Ritz (including the demolition of the Grand
Market and associated new construction) shall comply with the
Standards. Prior to issuance of the building permit, the fully
developed architectural plans for the Project shall be reviewed
by an architectural historian to ensure compliance with the
Standards as outlined in the ASM report and listed above.

Pursuant to CEQA Guidelines Section 15126.4(b)(1), “where
maintenance, repair, stabilization, rehabilitation, restoration,
preservation, conservation or reconstruction of the historical
resource will be conducted in a manner consistent with the
Secretary of the Interior's Standards for the Treatment of Historic
Properties with Guidelines for Preserving, Rehabilitating,
Restoring, and Reconstructing Historic Buildings (1995), Weeks
and Grimmer, the project's impact on the historical resource shall
generally be considered mitigated below a level of significance
and thus is not significant.”

c. Disturb any human remains, including those interred outside of D [:] m [:]
formal cemeteries?

Less Than Significant - This project is in conformance with the
Downtown Specific Plan (SPA 8) of the General Plan. The
Environmental Impact Report for the 2012 General Plan Update
states that the uses in the updated General Plan would have a
less than significant impact on the issue of Human Remains. See
GPU EIR Section 4.5. at:

https://iwww.escondido.org/Data/Sites/1/media/PDF s/Planning/
GPUpdate/Vol1Cultural.pdf

There are no known human remains on the project site.

Env Checklist Form (ISPTH) Rev.11/28/18



DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9

If human remains are encountered, California Health and Safety
Code Section 7050.5 states that no further disturbance shall
occur until the San Diego County Coroner has made the
necessary findings as to origin. Further, pursuant to California
Public Resources Code Section 5097.98(b) remains shall be left
in place and free from disturbance until a final decision as to the
treatment and disposition has been made. Suspected Native
American remains shall be examined in the field and the location
of the find shall be kept secure. If the San Diego County Coroner
determines the remains to be Native American, the Native
American Heritage Commission (NAHC) must be contacted
within 24 hours. The NAHC must then immediately notify the
“most likely descendant(s)” of the discovery. The most likely
descendants(s) shall then make recommendations within 48
hours and engage in consultation concerning treatment of
remains as provided in Public Resources Code 5097.98.

GEOLOGY AND SOILS. Would the project:

Expose people or structures to potentially substantial adverse
effects, including the risk of loss, injury, or death involving:

Rupture of a known earthquake fault, as delineated on the most
recent Alquist-Priolo Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on other substantial
evidence of a known fault? Refer to Division of Mines and
Geology Special Publication 42,

The project site is not located on a fault as delineated on the
most recent Alquist-Priolo Earthquake Fault Zoning Map. The
nearest significant fault is 16.0 miles from this site (California
Department of Conservation 2018). There is, however, a
potential for moderate to locally high levels of ground shaking at
the site during periods of activity along active faults (Vinje &
Middleton Engineering, inc., September 8, 2018, Geological
Reconnaissance, 301 & 309 Grand Avenue, Escondido,
California). Construction of the project will be in accordance with
the recommendations of a detailed site specific geotechnical
study and the California Building Code, which will address the
potential for moderate to locally high levels of ground shaking
This project will be required as a condition of approval to submit
a detailed site specific geotechnical study with the submittal of
an application for a building permit.

Uniformly applicable development policies or standards
substantially mitigate potentially significant effects of this infill
project. Adherence and compliance with City ordinances, the
California Building Code, engineering standards and codes, and
geotechnical reports, would reduce risks of seismic hazards in
conjunction with future development. Therefore, the existing
regulatory process and policy framework, results in a future
outcome where potential impacts associated with seismic
hazards would be less than significant.

Strong seismic ground shaking?
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Less Than Significant Impact -. The project site is located in a
seismically active southern California region and is located
approximately 16 miles from the Elsinore Fault. The most
significant seismic hazard at the site is shaking caused by an
earthquake occurring on a nearby or distant active fault..
Conformance with the California Building Code (CBC) guidelines
that are currently adopted by the City would ensure that potential
impacts related strong seismic shaking would be less than
significant. Uniformly applicable development policies or
standards substantially mitigate potentially significant effects of
this infill project. Please refer to Section Vl.a.

ii. Seismic-related ground failure, including liquefaction?

Less Than Significant impact - According to the Geological
Reconnaissance for this site, liquefaction due to seismic activity
is possible (Vinje & Middleton Engineering, Inc., September 8,
2018, Geological Reconnaissance, 301 & 309 Grand Avenue,
Escondido, California). Figure VI-6 of the City General Plan
Community Protection Element shows that the project site is not
located within an identified liquefaction hazard area.
Conformance with the CBC guidelines that are currently adopted
by the City and recommendations of a detailed specific
geotechnical study would ensure that potential impacts related
to ground failure would be less than signficant. significant.
Uniformly applicable development policies or standards
substantially mitigate potentially significant effects of this infill
project. Please refer to Section Vi.a.i.

Landslides?

No Impact - Landslides are not an issue at this site because the
project site is generally flat and does not incldue any steep
slopes that would be subject to landslide (Vinje & Middleton
Engineering, Inc., September 8, 2018, Geological
Reconnaissance, 301 & 309 Grand Avenue, Escondido,
California). The project site and surrounding area is generally flat
and consists of urban development. Figure VI-6 of the City
General Plan Community Protection Element shows that the
project site is not located near any slopes greater than 25
percent nor is it located within an area identified as having soil
subject to landslide. No impact would occur.

Result in substantial soil erosion or the loss of topsoil?

No Impact - The project does not propose any activities that would
result in substantial soil erosion or loss of topsoil are not an issue at
this site (Vinje & Middleton Engineering, Inc., September 8, 2018,
Geological Reconnaissance, 301 & 309 Grand Avenue, Escondido,
California).

As part of the development permitting process, adherence to the
City's Grading and Erosion Control Ordinance and California
Building Code would be required, as well as any provisions
contained in the National Pollutant Discharge Elimination System
(NPDES) General Construction Permit, as may be required.
Conformance with these requirements would ensure that future
grading and construction operations would avoid significant soil
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C.

erosion impacts. Project compliance with any necessary NPDES
requirements would reduce the potential for substantial erosion or
topsoil loss.  Uniformly applicable development policies or
standards substantially mitigate potentially significant effects of this
infill project. Please refer to Section Vi.a.i.

Be located on a geologic unit or soil that is unstable, or that would
become unstable as a result of the project, and potentially result in
on- or off-site landslide, lateral spreading, subsidence, liquefaction or
collapse?

Less Than Significant Impact- Figure VI-6 of the City General Plan
Community Protection Element shows that the project site is not
located near any slopes greater than 25 percent nor is it located
within an area identified as having soil subject to landslide. Figure VI-
6 also shows that the project site is not located within an identified
liquefaction hazard area. Figure 4.6-5 of the City’s General Plan Final
EIR shows that the project site is not located within an area identified
as having expansive soils (City of Escondido 2012b). Conformance
with the CBC guidelines that are currently adopted by the City would
ensure that potential impacts related to sail stability would be less
than significant. In addition, the project would need to implement
any measures in accordance with the recommendations of a detailed
site specific geotechnical study (Vinje & Middleton Engineering, inc.,
September 8, 2018, Geological Reconnaissance, 301 & 309 Grand
Avenue, Escondido, California).

Be located on expansive soil, as defined in Table 18-1-B of the
Uniform Building Code (1994), creating substantial risks to life or
property?

No Impact - Soils underlying this site not expansive.(Vinje &
Middleton Engineering, Inc., September 8, 2018, Geological
Reconnaissance, 301 & 309 Grand Avenue, Escondido, California).

Have soils incapable of adequately supporting the use of septic tanks
or alternative wastewater disposal systems where sewers are not
available for the disposal of wastewater?

No Impact - This site is currently, and will continue to be, served by
a public sewer system.

VL. GREENHOUSE GAS EMISSIONS. Would the project:

a.

Generate greenhouse gas emissions, either directly or indirectly, that
may have a significant impact on the environment (or conflict with
applicable greenhouse gas emissions thresholds specified in City of
Escondido Zoning Code Article 47)?

Less Than Significant Impact - This project is consistent with the
requirements of SPA 9 and Overlays relating fo uses, and building
types. Itis also consistent with City of Escondido Zoning Code Article
47, Section 33-924 which states that, “In situations where a negative
declaration is otherwise appropriate, the following incremental GHG
emissions are generally not considered significant: Projects that do
not generate more than two thousand five hundred (2,500) metric
tons (MT) of carbon dioxide equivalent (COze) greenhouse gas
(GHG) emissions. This project will produce far less COze than the
examples given in the City of Escondido Greenhouse Gas Emissions
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Adopted CEQA Thresholds and Screening Tables, Appendix B,
which can be found at:

https://www.escondido.org/Data/Sites/1/media/PDFs/Planning/Clim
ateActionPlan/CEQAThresholdsAndScreeningTables.pdf

The Sample Project Sizes by Land Use Category that Generate
2,500 MT CO2e per year Table includes some similar uses. These
were used, with noted adjustments, to calculate approximate
amounts of MT CO2e per year.

Proposed Use Use in Sample Project Size Sample Project Adjusted Size to Proposed  Calculated
Table Size Match Actual Use  Project Size

sf sf sf MT CO2e
per year
Office Office Park 56000 56000 2132 95

Café Fast Food Restaurant 5200 5200 1275 613
Theater Elementary/Middle School 91000 45500 10520 578

Studio Class Elementary/Middle School 91000 91000 3320 91
Room
TOTAL 1377

The table above shows that the estimated greenhouse gas
generation of the proposed project is only about half the allowable
threshold generation rates established for determining significance
in the City of Escondido Greenhouse Gas Adopted Thresholds and
Screening Tables. The approved Trip Generation Memo, 301 & 309
E. Grand Avenue, by Masson and Associates, Inc., dated August
16, 2018 (inciuded herein), shows that the traffic generated by this
project would not trigger sufficient additional traffic to warrant either
a traffic impact analysis or traffic mitigations. More specifically, the
amount of traffic increase to the adjoining streets would increase by
less than 2%. The Traffic Impact Analysis Guidelines can be found
at:

https://www.escondido.org/Data/Sites/1/media/PDFs/trafficenginee
ring/6-TrafficimpactAnalysisGuidelines.pdf

This project will be constructed on a site the size of the building
footprint. There will be minimal construction of improvements
outside the building footprints (limited to sidewalk repairs and water,
sewer and dry utility lines to the building). This will resultin MTCOZ2e
generation of less than most projects of this building size.

This project is in conformance with the Downtown Specific Plan
(SPA 9) of the General Plan. The Environmental Impact Report for
the 2012 General Plan Update states that the uses in the updated
General Plan would have a less than significant impact on the Air
Quality Plans. See GPU EIR Section 4.3. at:

https://www.escondido.org/Data/Sites/1/media/PDF s/Planning/GP
Update/Vol1AirQuality.pdf

b. Conflict with an applicable pian, policy or reguiation adopted for the D D m [:]
purpose of reducing the emissions of greenhouse gasses?
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Less Than Significant Impact - Please see statement in Vil.a,

above.

HAZARDS AND HAZARDOUS MATERIALS. Would the project:

¢. Create a significant hazard to the public or the environment through
the routine transport, use, or disposal of hazardous materials?

Less Than Significant Impact - Project construction activities may
involve the use of lubricating oils, paints, solvents, and other
materials. Operation and maintenance of the project may involve
other regulated common hazardous materials (such as cleaning
supplies), although acutely hazardous materials would not be used.
Project activities during construction and operation would be
undertaken in compliance with applicable federal, state, and local
regulations pertaining to the proper use, transport, and disposal of
hazardous materials, and impacts would be less than significant.

d. Create a significant hazard to the public or the environment through
reasonably foreseeable upset and accident conditions involving the
release of hazardous materials into the environment?

No Impact - Due to the proposed office, dance studio, cafe and
theater uses, no upset or accident conditions involving the release of
hazardous materials into the environment are foreseen.

e. Emithazardous emissions or handle hazardous or acutely hazardous
materials, substances, or waste within one-quarter mile of an existing
or proposed school?

Less Than Significant With Mitigation- The following schools are
within ¥4 mile of the project site: Classical Academy High School,
John Paul the Great Catholic University, Central Elementary School.

A Hazardous Building Material Survey was performed by Advantage
Environmental Consuitants, LLC (AEC) (2018, attached as Appendix
B) “AEC Report”, to determine if the buildings at 301 and 309 East
Grand Avenue in Escondido contained any lead based paint or
asbestos containing materials.

The California Department of Health Services standard for the
definition of lead based paint (LBP) is 1.0 mg/cm 2 or 5,000 parts per

million (ppm).

In addition, the California Occupational Safety and

Health Commission indicates that workers be properly protected
when working with building components containing any leve! of lead
in accordance with Title 8 CCR Section 1532.1.

After field inspections on September 20 and 21, 2018, and analysis,
the AEC Report, dated 10-8-18 concluded that several of the building
materials were found to contain asbestos or are assumed to contain
asbestos. This finding of asbestos containing materials is a Less than

Significant
incorporated.

MM-H-1:
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such materials be conducted only by workers
and/or contractors who have been properly trained
in the correct handling of asbestos. All asbestos
work should be accomplished under the direction
of an Independent State Certified Asbestos
Consultant with oversight performed by a State
Certified Site Surveillance Technician.  The
materials must be disposed of at an approved
facility licensed to handle such waste.

MM-H-2: The OSHA Construction Asbestos Standard
requires building and/or facility owners to notify the
following persons of the presence, location and
quantity of asbestos or material presumed to
contain asbestos at any concentration, at the work
sites in their buildings and facilities:

s Prospective employers applying or bidding for
work whose employees reasonably can be
expected to work in or adjacent to areas
containing such material;

o Employees of the owner who will work in or
adjacent to areas containing such material;

o On multi-employer worksites, all employers of
employees who will be performing work within or
adjacent to areas containing such materials;

¢ Tenants who will occupy areas containing such
material; and

¢ Any additional suspect materials not previously
sampled should be assumed to contain
asbestos until further testing proves otherwise.

MM-H-3: Lead containing paint was identified on multiple
surfaces at the Site. Any loose and flakey lead
containing paint on the Site building (exterior
stucco at 309 Grand) must be scraped and
removed by a licensed abatement contractor with
the underlying substrate stabilized.

f. Belocated on a site which is included on a list of hazardous materials [:I D D ?‘]
sites compiled pursuant to Government Code Section 65862.5 and,
as a result, would it create a significant hazard to the public or the
environment?

No Impact - This project would not create a significant hazard to the
public or environment as a result of being included on the California
Department of Toxic Substances Control Hazardous Waste and
Substances Site List - Site Cleanup (Cortese List) created in
accordance with Government Code Section 65962.5. A review of
said list shows that this site does not appear on that list.

g. For a project located within an airport land-use plan or, where such D D D v
a plan has not been adopted, within two miles of a public airport or
public use airport, would the project result in safety hazard for people
residing or working in the projectarea?

No Impact - This project is not within an airport land-use plan, nor is
it within two miles of any airport.

h. For a project within the vicinity of a private airstrip, would the project D D D Vi
result in a safety hazard for people residing or working in the project -

Env Checklist Form (ISPTIl) Rev.11/28/18



DocusSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9 Less Tg)arginance No. 2018-23
Significant b EXQ'Zb'tf"%
with a O
Mitigation gfg‘,%feir:a":t
incorporated impact No Impact

Potentially
Significant
Impact

area?

No Impact - This project would not result in a safety hazard for
people working in the project area as a result of its proximity to a
private airstrip.

g. Impair implementation of, or physically interfere with, an adopted l:] D D @
emergency response plan or emergency evacuationplan?

No Impact This project does not include any design features or
operational components that would impair implementation of, or
physically interfere with, any adopted emergency response plan or
emergency evacuation plan.

h. Expose people or structures to a significant risk of loss, injury or death D D D @_]
involving wildland fires, including where wildlands are adjacent to :
urbanized areas or where residences are intermixed with wildlands?

No Impact - Figure VI-6 of the City General Plan Community
Protection Element identifies the project site as having a moderate
wildfire risk. The project site is located in an urbanized environment
and is not bordered by any undeveloped lands that could be
susceptible to wildland fires. Furthermore, the project would comply
with City Fire Department standards. Therefore, there would be no
impacts related to the exposure of people or structures to wildfire risk.

Vil HYDROLOGY AND WATER QUALITY. Would the project:

a. Violate any water quality standards or waste discharge requirements? [:] D D EZ]

No Impact - The proposed project will be in compliance with the City
of Escondido Grading and Erosion Control Ordinance, Storm Water
Standards for New and Redevelopment Projects, Storm Water
Ordinance and the State of California Storm Water Permit Order R9-
2013-0001) A Storm Water Quality Management Plan (SWQMP) for
a Standard Development Project and the project will be conditioned
to comply with the SWQMP. The project will disturb less than an acre
during construction, so a Storm Water Pollution Prevention Plan will
not be required. However, the project will comply with City storm
water standards which require standard storm water pollution
prevention practices for every construction project.

b. Substantially deplete groundwater supplies or interfere substantially D D D E
with groundwater recharge such that there would be a net deficit in
aquifer volume or a lowering of the locai groundwater table level (e.g.,
the production rate of pre-existing nearby wells would drop to a level
which would not support existing land uses or planned uses for which
permits have been granted)?

No Impact - The project would obtain its water supply from the
Escondido Water and Wastewater Division and would not use
groundwater supply for any purpose. Because this project does not
propose any ground-water extraction, and because the proposed
project will occur within the footprint of the existing buildings, the
impervious area of the site will not change so the project will not
impact existing groundwater levels.

¢ Substantially alter the existing drainage pattern of the site or area, D [:] D J
including through the alteration of the course of a stream or river in
a manner which would result in substantialiincreased erosion or
siltation on- or off-site?
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No Impact- There are no natural hydrologic features on the project
site such as watercourses, seeps, springs, or wetlands. The
proposed project will not aiter the existing drainage pattern of the site
or area because the proposed project will occur within the footprint of
the existing buildings.

Storm water runoff from the subject would be collected within the
existing storm water conveyance system and runoff would ultimately
be discharged into the Pacific Ocean. The overall drainage area as
well as the drainage characteristics/patterns in the post-buildout
condition would be similar to existing conditions. Runoff associated
with new development is required to be controlled per the City’s
Grading and Erosion Control Crdinance, so that it would not result in
significant impacts to upstream or downstream properties. Any
proposed storm drain system improvements for future development
would also be required to be designed for the 100-year storm event
so it would not result in flood hazards on surrounding lands, erosion
or siltation, or exceed the capacity of the storm drain system. Since
all future development would be required to adhere to General Plan
policies and the City’s Municipal Code, with existing regulations,
impacts associated with buildout of project site would not result in an
impact to the environment.

d.  Substantially alter the existing drainage pattern of the site or area, D D [:] vl
including through the alteration of the course of a stream or river, or
substantially increase the rate or amount of surface runoff in a
manner which would result in flooding on- or off-site?

No Impact- The proposed project will not alter the existing drainage
pattern of the site or area since the proposed project will occur within
the footprint of the existing buildings. Please refer to Section IX.c.

e. Create or contribute runoff water which would exceed the capacity of D D D v
existing or planned storm water drainage systems or provide
substantial additional sources of polluted runoff?

No Impact - The proposed project will not change the amount of
runoff from the site, nor will it create or contribute runoff that would
exceed the capacity of existing or planning storm water drainage
systems, nor will the project provide substantial additional sources
of polluted runoff. Please refer to Section IX.c.

f Is the project tributary to an already impaired water body, as listed D D vl D
on the Clean Water Act Section 303 (d) list? If so, can it result in an
increase in any pollutant for which the water body is already
impaired? Create or contribute runoff water which would exceed the
capacity of existing or planned storm water drainage systems or
provide substantial additional sources of polluted runoff?

Less Than Significant Impact. Escondido Creek is listed as an
impaired water body on the Clean Water Section 303(d) list.
Standard BMPs would be implemented during construction and post
construction in compliance with the City and RWQCB regulations to
adequately control and treat pollutants. Therefore, the project would
not result in an increase in any pollutant for which the water body is
already impaired, exceed the capacity of existing or planned storm
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water drainage systems, or provide substantial additional sources
of poliuted runoff, and impacts would be less than significant.

g Otherwise substantially degrade waterquality? l:] D EZ] D

Less Than Significant Impact - The project will not otherwise
substantially degrade water quality. Please refer to Section IX.c.

h. Place housing within a 100-year flood hazard area as mapped on a D D D
Federal Flood Hazard Boundary or Flood Insurance Rate Map or m
other flood hazard delineation map?

No Impact — The project proposes commercial development and
does not propose housing. According to Flood Insurance Rate Map
Number FM06073C1077G the project site is located within flood
Zone X, which is defined as an area of minimal flood hazards,
typically above the 500-year flood level. Therefore, the proposed
project would not place housing within a 100-year flood hazard area
and no impact would occur.

i  Place within a 100-year flood hazard area structures which would
impede or redirect flood flows? D D D m

No Impact - According to the Federal Emergency Management
Agency’s Flood Insurance Rate Maps, this project is not within a 100-
year flood hazard area. Refer to {X(g) above.

i Expose people or structures to a significant risk of loss, injury or death D D m D
involving flooding, including flooding as a result of the failure of a
levee or dam?

Less that Significant - The project site and generally the central
portion of the City is located within the Dixon Lake Dam and Lake
Wohlford Dam inundation zones (SanGIS 2015). Therefore, the
proposed project would place commercial structures within a dam
inundation zone. Although a catastrophic dam failure at either of
these facilities would place likely result in extensive downstream
flooding of Escondido Creek, regular county, state, and federal
inspections of the dams are conducted to ensure the safety and
integrity of structures within a dam inundation zone and to minimize
risks of dam inundation hazard. The project would not be subject to
any greater risk than the existing on-site development and the
existing surrounding development. Additionally, the project would be
built to the most recent safety standards. Therefore, impacts of
flooding risks, including flooding as a result of the failure of a levee
or dam, would be less than significant.

k Inundation by seiche, tsunami, or mudflow? [:] D I:] Z
No Impact - the project site is generally flat with no steep slopes and
does not contain slopes subject to potential landslide or mudflows.
This project site is inland and not adjacent to any significant bodies

of water. Therefore, the project is not in an area subject to seiche,
tsunami, or mudflow.

X. LAND USE PLANNING. Would the project:
a. Physically divide an established community? D l:] ] m

No Impact — Because this project proposes to replace existing
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buildings within substantially the same footprint, it will not physically
divide an established community. The project would not create any
new land use barriers or otherwise divide or disrupt the physical
arrangement of the surrounding established community. No impact
would occur.

Conflict with any applicable land-use plan, policy, or regulation of an
agency with jurisdiction over the project (including, but not limited to,
the general plan, specific plan, local coastal program, or zoning
ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect?

Less Than Significant Impact ~The project site is located within the
Historic Downtown District of the Downtown Specific Planning Area.
The project site is developed with one- and two-story buildings that
have been used as a theatre/assembly and various other commercial
uses similar to the proposed project. The proposed uses proposed
under the project are either permitted and/or conditionally permitted
uses in the Downtown Specific Plan and would be consistent with the
growth anticipated by the City General Plan. Additionally, the project
would not conflict with the “Vision” and “Strategic Goals” for the
Downtown Specific Plan that is envisioned as a dynamic, attractive,
economically vital city center providing social, cultural, economic and
residential focus while respecting it historic character.

The subject site is considered “infill” (i.e., located on previously
developed site, or sites that are surrounded by urban uses) and is
consistent with the City's General Plan land use designation and
SANDAG's adopted Sustainable Communities Strategy. Therefore,
the project would not conflict with any applicable land use pian,
policy, or regulation of an agency with jurisdiction over the project
(including, but not limited to the general plan, specific plan, local
coastal program, or zoning ordinance) adopted for the purpose of
avoiding or mitigating an environmental effect. Potential impacts to
historic resources are discussed in Section V.

Conflict with any applicable habitat conservation plan or natural
community conservation plan?

No Impact - The proposed project is not within any biological
communities or links that are shown on the Draft Escondido Subarea
Plan of the County of San Diego Multiple Habitat Conservation Plan.

Xi. MINERAL RESOURCES. Would the project:

a.

Result in the loss of availability of a known mineral resource that
would be of value to the region and the residents of the state?

No Impact — because this site is already completely developed, the
proposed project would not result in the loss of availability of a known
mineral resource.

Resultin the loss of availability of a locally important mineral resource
recovery site delineated on a local general plan, specific plan, or other
land-use plan?

No Impact - According to Section 4.11 of the EIR for the 2012
General Plan Update, the project site is not located at, or within, any
known area of locally important resource recovery site.
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XIl.

NOISE. Would the project resultin:

a.

Exposure of persons to, or generation of, noise levels in excess of
standards established in the local general plan or noise ordinance, or
applicable standards of other agencies (or conflict with applicable
noise thresholds specified in City of Escondido Zoning Code Article
47)?

Construction Noise:

Less Than Significant - Project construction noise would be
generated by construction equipment used for site preparation,
demolition, building construction, loading, unloading, and placing
materials and paving. Gas and diesel engine-driven trucks also
would bring materials to the site and remove existing building and
construction debris and pavement. A variety of noise-generating
equipment would be used during the construction phase of the
project. The project site is surrounded by commercial uses. There
are no residential uses located immediately adjacent to the project
site.

Sections 17-234 and 17-238 of the City's Noise Ordinance provide
regulations for construction equipment and grading activities. The
applicable limits are expressed in terms of average equivalent A-
weighted decibels (dB(A) Leq) which is the equivalent steady-state
noise level in a stated period of time that is calculated by averaging
the acoustic energy over a time period; when no period is specified,
a 1-hour period is assumed. Compliance with the City's Noise
Ordinance provisions would ensure that any temporary impacts from
construction noise was less than significant that include the following:

Section 17-234 (Construction Equipment):

Except for emergency work, the foliowing applies to all construction

equipment operating in the City:

a. It shall be unlawful for any person, including the City of
Escondido, to operate construction equipment at any construction
site, except on Monday through Friday during a week between
the hours of 7:00 a.m. and 6:00 p.m. and on Saturdays between
the hours of 9:00 a.m. and 5:00 p.m., and provided that the
operation of such construction equipment complies with the
requirements of subsection (c) of this section.

b. It shall be unlawful for any person, including the City of
Escondido, to operate construction equipment at any construction
site on Sundays and on days designated by the President,
Governor, or City Council as public holidays.

c. No construction equipment or combination of equipment,
regardless of age or date of acquisition, shail be operated so as
to cause noise in excess of a one-hour average sound level limit
of 75 dB at any time, unless a variance has been obtained in
advance from the City Manager.

Section 17-238 (Grading):
a. It shall be unlawful for any person, including the City of Escondido,

to do any authorized grading at any construction site, except on
Mondays through Fridays during a week between the hours of
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7:00 a.m. and 6:00 p.m. and, provided a variance has been
obtained in advance from the City Manager, on Saturdays from
10:00 a.m. to 5:00 p.m.

b. For the purpose of this section, “grading” shall include, but not be
limited to, compacting, drilling, rock crushing or splitting,
bulldozing, clearing, dredging, digging, filling and blasting.

c. In addition, any equipment used for grading shall not be operated
so as to cause noise in excess of a one-hour sound level limit of
75 dB at any time when measured at or within the property lines
of any property which is developed and used in whole or in part
for residential purposes, unless a variance has been obtained in
advance from the City Manager.

On-site Generated Noise:

The Noise Abatement and Control Ordinance establishes
prohibitions for disturbing, excessive, or offensive noise, and
provisions such as sound level limits for the purpose of securing
and promoting the public health, comfort, safety, peace, and quiet
for its citizens. City exterior sound level limits are the allowable
noise levels at any point on or beyond the boundaries of the
property on which the sound is produced and corresponding times
of day for each zoning designation. The exterior noise level limits
between the project site and the adjacent commercial uses is 60
dB(A) Leq between 7 a.m. and 10 p.m. and 55 dB(A) Leq between
10 p.m. and 7 a.m. As discussed, there are no residential uses
located adjacent to the project site. The project does not propose
any operational type uses that would generate any adverse noise
levels and would typical of the commercial uses throughout the
downtown area.

Traffic Noise:

Less Than Significant - The City General Plan Community
Protection Element states that exterior noise levels for projects
that would increase the noise levels 5 dB(A) or greater would
have a significant impact and would require mitigation. The
project would increase traffic volumes on the surrounding
roadway network including Grand Avenue and Juniper Street.
Based on the focused trip generation memo prepared by Masson
and Associates (2018), the project would resuit in the generation
of 282 additional daily trips. However, because the subject site
does not provide any on-site parking, these trips would be
distributed throughout the downtown area to available municipal
parking lots or on-street parking. Due to the relatedly low amount
of trips associated with the project and distribution throughout the
downtown area the increase in traffic noise over the existing
condition along the downtown roadway segments would be
considered relatively low (anticipated to be less than 1%) and
traffic noise impacts would be less than significant.

b. Exposure of persons to, or generation of, excessive ground borne
vibration or ground borne noise levels?

Less than Significant - This project is in conformance with the
Downtown Specific Plan (SPA 9) of the General Plan. The proposed
project does not propose any commercial-type uses that would
generate ground-borne vibration or adverse noise. In general,
commercial land uses generally do not use equipment that would
blast or pile drive (i.e., construction of railways/freeways or mining
activities). Construction activities including site preparation and

Env Checklist Form (ISPTIl)

Ordinance No. 2018-23

Less Than Exhibit "B"
Significant Page 37 of 70
Potentially M‘t‘iﬂit?i Less Than
Significant | itigation 4 Significant
fmpact ncorporate Impact No Impact

Rev.11/28/18



DocusSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES89 Less Tf¥ginance No. 2018-23
Significant b Ex;éi}bitf"%
with a 0
Mitigation é.iegsrff? ::nr;
Incorporated Impact No Impact

Potentially
Significant
Impact

construction activities would use standard equipment such as
loaders, backhoes, scrapers, forklifts, and rollers that would not
generate significant ground-borne vibration or noise. The project
does not propose any use that would violate City of Escondido noise
regulations and will comply with Escondido Municipal Code Article
12, Section 17-234 regarding hours of construction and noise levels.
Therefore, impacts would be less than significant

c. A substantial permanent increase in ambient noise levels in the [:] D Im E]
project vicinity above levels existing without the project?

Less Than Significant - This project is in conformance with the
Downtown Specific Plan (SPA 9) of the General Plan. However, the
proposed office, dance studio, theater and cafe uses would not result
in a substantial permanent increase in noise levels above the existing
noise levels at this location without the project. The uses in this
project are consistent with existing uses and events in the
surrounding area. The proposed increase in traffic also would not
result in a substantial increase in noise levels along the area
roadways.

d. A substantial temporary or periodic increase in ambient noise levels [ ] ] ] ]
in the project vicinity above levels existing without the project?

No Impact - This project is in conformance with the Downtown
Specific Plan (SPA 9) of the General Plan. The uses proposed by the
project are consistent with existing uses in the vicinity and would not
result in substantial temporary or periodic increases in ambient noise
levels in the project vicinity above levels existing without the project.

e. For a project located within an airport land-use plan or, where such a D D |:| E
plan has not been adopted, within two miles of a public airport or
public use airport, would the project expose people residing or
working in the project area to excessive noiselevels?

No Impact - The project is not within an airport land-use plan or within
two miles of a public airport or public use airport.

f.  For a project within the vicinity of a private airstrip, would the project D D D m
expose people residing or working in the project area to excessive
noise levels?

No Impact - The project is not in the vicinity of a private airstrip.
Xil. PALEONTOLOGICAL RESQURCES. Would the project:

b. Directly or indirectly destroy a unique paleontological resource or site
or unique geologic feature? D D D @

No Impact - The site previously has been disturbed with existing
commercial buildings, building foundations and related infrastructure
improvements. Escondido and the general project area is not known
to contain or have produced any significant or substantial
paleontological resources or discoveries. Due to the nature of the
project and previous disturbance, the potential for discovery of
unknown fossils during project ground disturbance would be
relatively low to negligible. Therefore, the project will not directly or
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b.
C.
XV.

indirectly destroy any known paleontological resource or site or
unique geologic feature. According to the Escondido General Plan
Resource Conservation Element, Figure VII-5, the site is not on a
ridgeline, so it would not alter any geologic feature. See Figure VII-5
at:

https://www.escondido.org/Data/Sites/1/media/PDFs/Planning/GPU
pdate/GeneralPlanChapterVi.pdf

POPULATION AND HOUSING. Would the project:

Induce substantial population growth in an area, either directly (for
example, by proposing new homes and businesses) or indirectly (for
example, through extension of roads or otherinfrastructure)?

No Impact - Because the project is a re-development of existing
commercial structures is in conformance with the Downtown Specific
Pian Area land-use and development requirements, and is not
proposing the extension of any roads or infrastructure, it will not
induce substantial population growth or growth-inducing impacts.

Displace substantial numbers of existing housing, necessitating the
construction of replacement housingelsewhere?

No Impact - The site is developed with commercial uses and does
not contain any Residential units. Therefore, the project does not
propose the displacement of any housing.
Displace substantial numbers of people, necessitating the
construction of replacement housingelsewhere?

No Impact - This project does not propose the displacement of any
housing as detailed in the various sections above.

PUBLIC SERVICES. Would the project:

a.  Resultin substantial adverse physical impacts associated with the
provision of new or physically altered governmental facilities, need
for new or physically altered governmental facilities, the
construction of which could cause significant environmental
impacts, in order to maintain acceptable service ratios, response
times or other performance objectives for any of the public
services (or conflict with applicable fire and emergency response
time thresholds specified in City of Escondido Zoning Code Article
47)?

The proposed project is in compliance with the 2012 General Plan
Update EIR (GPU EIR) and the Downtown Specific Plan (DSP)
and Overlays.

i. Fire protection?

Fire protection services would be provided by the
Escondido Fire Department. Fire Station #1 located at
310 North Quince Street. Because the project is
compliant with the GPU EIR and the DSP, and the GPU
EIR has determined that the GPU will have a less than
significant impact on Fire Services (EIR Section 4.14),
because project would be subject to fire and building
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review to ensure that the development is in compliance
with access and safety standards. The proposed project
will incorporate fire sprinkler systems in the building and
two new fire hydrants. Therefore, the project would not
require the construction of new fire protection facilities,
and impacts would be less than significant.

Police protection?

Police services would be provided from the Police and
Fire Headquarters Building located at 1163 North Centre
City Parkway, Because the project is compliant with the
GPU EIR and the DSP, and because the GPU EIR has
determined that the GPU will have a less than significant
impact on Police Services (EIR Section 4.14), this
project's impact will also be less than significant.

Schools?

Because the project is compliant with the GPU EIR and
the DSP, and because the GPU EIR has determined that
the GPU will have a less than significant impact on School
Services (EIR Section 4.14), this project's impact will also
be less than significant. This project is not proposing any
residential uses, so it will not bring in any new children.

Library?

Because the project is compliant with the GPU EIR and
the DSP, and because the GPU EIR has determined that
the GPU will have a less than significant impact on Library
Services (EIR Section 4.14), this project's impact will also
be less than significant.

Parks?

Because the project is compliant with the GPU EIR and
the DSP, and because the GPU EIR has determined that
the GPU will have a less than significant impact on
Recreational Facilities (EIR Section 4.15), this project's
impact will also be less than significant. The project site
is developed with commercial uses and not designed for
parks or recreational uses. The nature of the project
being a commercial use also would not create demand for
recreational uses.

iv. Other public facilities?

Less Than Significant Impact. The project would
connect to Escondido Water and Wastewater Division
and would result in some increase in water demand and
wastewater generation. This increase in demand has
been accounted for in the General Plan and would not
result in the need for new or altered facilities. Water
connection fees and wastewater connection fees would
be paid to set off any potential impacts to these services
upon issuance of a building permit. The project would be
in conformance with Article 18B of Chapter 6 of the
Municipal Code, which establishes the public facility fees
for the City. Public facilities fees paid at the time of
building permit issuance would contribute to and set off
any increase in demand for public services or facilities. As
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the project would not require the construction of new
facilities, impacts would be less than significant.

XVI. RECREATION. Would the project:

a

Xvil.

Increase the use of existing neighborhood and regional parks or
other recreational faciliies such that substantial physical
deterioration of the facility would occur or be accelerated?

No Impact- Because the project is compliant with the GPU EIR
and the DSP, & because the GPU EIR has determine that the GPU
will have a less than significant impact on Recreational Facilities
(EIR Section 4.15), this project's would not have an impact to
recreational facilities.

Include recreational facilities or require the construction or
expansion of recreational facilities which might have an adverse
physical effect on the environment?

No Impact - This project does not propose any construction or
expansion of recreational facilities.

TRANSPORTATION/TRAFFIC. Would the project:

a.

Conflict with an applicable plan, ordinance or policy establishing
measures of effectiveness for the performance of the circulation
system, taking into account all modes of transportation including
mass transit and non-motorized travel and relevant components
of the circulation system, including but not limited to intersections,
streets, highways and freeways, pedestrian and bicycle paths and
mass transit (or conflict with applicable traffic thresholds specified
in City of Escondido Zoning Code Article 47)?

Less Than Significant - This project will conform to the General Plan
Update and Downtown Specific Plan. The 2012 GPU EIR determined
that land uses as planned in the GPU will have a potentially significant
impact on Traffic and LOS standards and Altemative Transportation
(EIR Section 4.16). However, this project complies with the City of
Escondido Zoning Code Article 47 and the City Traffic Impact Analysis
Guidelines which can be found at:

https://iwww.escondido.org/Data/Sites/1/media/PDF sitrafficengineeri
ng/6-TrafficimpactAnalysisGuidelines.pdf

The initial trip generation analysis performed for this project and
included herein (The Grand — Trip Generation Memo), showed that
the proposed project will not increase traffic to a level that will be
considered significant, nor require the preparation of a detailed Traffic
Impact Analysis (TIA) because the estimated trips for the adjacent
street segments (Grand Avenue and Juniper Street) is well below the
TIA Trigger-Point Threshold for new development. Grand Avenue
and Juniper Street are both designated as Collector Roads in the City
of Escondido’s Mobility Element. After consultation with City staff, the
Engineering Division and Traffic Division determined the project would
not result in any significant impacts to the adjacent roadway segments
or intersections, and the streets and intersections would continue to
operate at acceptable levels of service.
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Furthermore, the GPU EIR concludes that, with the mitigations
proposed in the GPU, the impacts of the GPU on Altemative
Transportation would be less than significant. Mitigation measures
proposed in the GPU, to be incorporated in city-wide
infrastructure include the reclassification of roadway segments,
and implementation of adaptive traffic signal control technology
that would result in acceptable LOS D-operations and would
benefit many areas of the City.

Because there are several public parking areas within six blocks of the
project site and bus route along Grand Ave, the proposed project will
not have a significant effect on mass transit. In addition, the mixed
uses proposed in this project and their compatibility with other uses in
the immediate area (restaurants, shopping, etc.) will reduce trip
generation. No changes to the City bicycle or pedestrian paths are
proposed, nor will the project have a significant impact on the existing
paths.

Conflict with an applicable congestion management program,
including, but not limited to level of service standards and travel
demand measures, or other standards established by the county
congestion management agency for designated roads or
highways?

Less Than Significant - The GPU EIR GPU EIR states that the
San Diego Association of Governments (SANDAG) Congestion
Management Process provides sufficient mitigation for the
potentially significant impact of the GPU (EIR Section 4.16, page
4.16-1). Because this project will conform to the General Plan
Update and Downtown Specific Plan, it will therefore conform to
the SANDAG Congestion Management Process and the project
will have a less than significant impact.

Result in a change in air traffic patterns, including either an
increase in traffic levels or a change in location that resuits in
substantial safety risks?

No Impact - Because very few of the employees, attendees and
customers of the proposed project would be anticipated to be
flying in from other regions, this project will not result in significant
change in air traffic patterns, air traffic levels or change in location
that results in substantial safety risks.

Substantially increase hazards due to a design feature (e.g., sharp
curves or dangerous intersections) or incompatible uses (e.g., farm
equipment)?

No Impact - The project will comply with the Downtown Specific
Plan and Overlays and will not include any incompatible uses. No
changes in street alignments are proposed or required by the
project plans.

Result in inadequate emergency access?

No Impact - The project would not affect Grand Avenue or Juniper
Street. The project site and proposed new building and building
renovations will comply with California Building Code requirements
for emergency access and the proposed project will therefore not
result in inadequate emergency access.
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XVIII. TRIBAL CULTURAL RESOURCES.

Conflict with adopted policies, plans, or programs regarding public
transit, bicycle, or pedestrian facilities, or otherwise decrease the
performance or safety of such facilities?

A bus stop is located adjacent to the project site on Grand Avenue.
The Escondido Transit Center is located west of the site on West
Valley Parkway/Quince Street. Pedestrian access to and from the
project is currently provided via sidewalks on Grand Avenue and
Juniper Street. The project would not affect the existing bus stop
or sidewalks. There are no designed bike lanes in Grand Avenue.
No changes to the City bicycle or pedestrian paths are proposed,
nor will the project have a significant impact on the existing paths.
The initial analysis performed for this project and included herein,
showed that the proposed project will not increase traffic to a level
that will be significant. Therefore, the project would not conflict with
adopted policies, plans, or programs regarding public transit,
bicycle, or pedestrian facilities. No impact would occur.

Would the project cause a

substantial adverse change in the significance of a Tribal Cultural
Resource, defined in Public Resources Code §21074 as either a site,
feature, place, cultural landscape that is geographically defined in terms
of the size and scope of the landscape, sacred place, or object with
cultural value to a California Native American tribe, and that is:

a.

Resources, or in a local register of historical resources as defined in
Public Resources Code §5020.1(k)? Listed or eligible for listing in the
California Register of Historical Resources of Historical Resources,
or in a local register or historic resources as defined in Public
Resources Code section 520.1(k), or

No Impact - The City initiated consultation with the Native American
Tribes pursuant to Public Resources Code Section 21080.3.1
consistent with AB 52. The City sent out AB52 notification by mail to
the four tribes, and email to three tribes who are traditionally and
culturally affiliated with the geographic area of the project. Staff did
not receive any formal requests for additional consuitation regarding
the project from any of the four tribes. However, during consultation
with the Rincon Tribe and San Luis Rey Tribe, staff did give them an
update regarding the project and discussed any potential impacts to
Tribal Cultural Resources. Staff met with Destiny Colocho from the
Rincon Tribe on July-24-2018 at City Hall and Destiny did not
express any concerns regarding the project due to the nature of the
project, location in the downtown area of the city which was
previously disturbed, and the limited grading associated with this
project.

Staff also met with a representative (PJ Stoneburner) from the San
Luis Rey Tribe on August-22-2018 to provide an overview of the
project and discuss any potential impacts to Tribal Cultural
Resources. The San Luis Rey Tribe also did not provide written
request for formal consultation, but staff did discuss the project with
them during consultation on other projects and the representative
had the opportunity to request further information. The
representative did not express any concerns with potential impacts
to Tribal Cultural Resources due to the previously disturbed nature of
the site, and nature of the project with limited ground disturbance
proposed.

A resource determined by the lead agency, in its discretion and
supported by substantial evidence, to be significant pursuant to
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criteria set forth in subdivision (c) of Public Resources Code Section
5024.1. In applying the criteria set forth in subdivision (¢) of Public
Resources Code Section 5024.1, the lead agency shall consider the
significance of the resource of a California Native American tribe.

No Impact -. As discussed in response to XVIil. a), no Tribal Cultural
Resources were documented on-site during tribal consultation.
Therefore, no impacts would occur. Potential impacts to any historic
resources are discussed in V. Cultural Resources.

XIX. UTILITIES AND SERVICE SYSTEMS. Would the project:

a. Exceed wastewater treatment requirements of the applicable
Regional Water Quality Control Board? D D m D

Less Than Significant Impact - This project will be required to
comply with the requirements of the City of Escondido Engineering
Design Standards, waste water discharge regulations and the
California Plumbing Code as a condition of project approval. All
wastewater would be treated consistent with applicable RWQCB
treatment requirements at the Hale Avenue Resource Recovery
Facility Because the City of Escondido regulations regarding
wastewater discharge are compliant with the Regional Water
Quality Control Board waste water treatment requirements, this
project will not have any significant impact.

b. Require or result in the construction of new water or wastewater D D [M] D
treatment facilities or expansion of existing facilities, the
construction of which could cause significant environmental
effects?

Less Than Significant Impact - The project would result in an
incremental increase in demand water for wastewater treatment.
The proposed project does not include any plans to increase the
waste water flows from the project site that were considered as part
of the 2012 General Plan Update EIR (GPU EIR) and the Downtown
Specific Plan (DSP) and Overlays. All wastewater would be treated
at the Hale Avenue Resource Recovery Facility, which would have
adequate capacity to treat flows associated with the project.
Because the project is within the intensity and uses considered in
the GPU EIR and the DSP, and the GPU EIR has determined that
the GPU will have a less than significant impact on wastewater
facilities (EIR Section 4.17), this project's impact will also be less
than significant.

c. Require, or result in, the construction of new storm water drainage ‘ D D D m
facilities or expansion of existing facilities, the construction of
which could cause significant environmentaleffects?

No Impact - The project will be built within the same footprint as
currently exists on the site, with the same or substantially similar
percentage of impervious surfaces. Therefore, the project will not
change the amount of runoff from the site, create or contribute
runoff that would exceed the capacity of existing or planning storm
water drainage systems, or provide substantial additional sources
of polluted runoff, it will not require the construction of new storm
water drainage facilities or expansion of existing facilities.

d. Have sufficient water supplies available to serve the project from D D z D
existing entitements and resources, or are new or expanded

entittements needed?
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Less Than Significant Impact - Regional water planning
documents use zoning and land use designations to determine
water demand and to ultimately determine the entittements needed
to provide adequate water supply. The project land use would be
consistent with that allowed by the General Plan and, thus, the
anticipated water use based on the planned commercial use has
been considered in water supply planning documents (e.g., City
Urban Water Management Plan), which plan for future water
supplies and take into consideration the potential for future drought
conditions. The proposed project does not include any plans to
significantly increase the demand on the project site. The proposed
project is the same intensity and uses considered in the 2012
General Plan Update EIR (GPU EIR) and the Downtown Specific
Plan (DSP) and Overlays. Because the project is compliant with the
GPU EIR and the DSP, and since the GPU EIR has determined that
the GPU will have a less than significant impact on water
supply/resource (EIR Section 4.17), this project's impact will also
be less than significant.

e. Result in a determination by the wastewater treatment provider D D @ D
which serves, or may serve, the project that it has adequate
capacity to serve the project’s projected demand in addition to the
provider’s existing commitments?

Less Than Significant impact - The project’s incremental increase
in demand for wastewater treatment would not exceed current City
wastewater capacity based on the consistency of the proposed use
with planned land uses that are considered in the City’s wastewater
capacity planning. The project would connect to existing
wastewater infrastructure. Therefore, the project would not exceed
existing wastewater treatment capacity, and impacts would be less
than significant. The proposed project is the same or similar to the
intensity and types of uses considered in the 2012 General Plan
Update EIR (GPU EIR) and the Downtown Specific Plan (DSP) and
Qverlays. Since the project is compliant with the GPU EIR and the
DSP, and since the GPU EIR has determined that the GPU will
have a less than significant impact on wastewater facilities (EIR
Section 4.17), this project's impact will also be less than significant.

f. Be served by a landfill with sufficient permitted capacity to
accommodate the project’s solid waste disposalneeds? D D m D

Less Than Significant Impact -Project construction would
generate solid waste that would be disposed of at regional landfills.
The project would minimize construction waste by recycling
construction waste when possible. Operational waste would be
collected by the Escondido Disposal, Inc. and disposed of at
regional landfills. The project would not result in a need for new or
expanded solid waste facilities off-site, The proposed uses within
the project are similar to the most recent uses of the site, and as
considered in the 2012 GPU EIR, the existing landfill serving this
site will have sufficient capacity to accommodate the project’s solid
waste disposal needs.

g. Comply with federal, state, and local statutes and regulations D D [:] m
related to solid waste?

No Impact - Numerous federal, state, and local regulations exist

that are related to solid waste. These include (1) California
Integrated Waste Management Agency, which regulates the
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management of solid waste within the state; (2) Non-Exclusive
Solid Waste Management Agreement, which regulates waste
collection in a market-driven business; and (3) the San Diego
Integrated Waste Management Plan, which presents strategies to
recycle, as well as assist with the siting of solid waste disposal
facilities. The project would comply with all regulations related to
solid waste such as the California Integrated Waste Management
Act and City recycling programs. No impact would occur. No
unusual wastes are anticipated from this site or the proposed uses.
The project will include frash receptacles and enclosures in
accordance with regulations.

XX. MANDATORY FINDINGS OF SIGNIFICANCE.

a. Does the project have the potential to degrade the quality of the D !m D D
environment, substantially reduce the habitat of a fish or wildlife
species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal
community, reduce the number, or restrict the range, of a rare or
endangered plant or animal, or eliminate important examples of the
major periods of California history or prehistory?

Less Than Significant with Mitigation. As described in Section
IV (Biology) above, the project site consists of building footprint and
paving. The site is within a downtown urban area and does not
contain any sensitive plant species and does not provide habitat for
designated sensitive species. Similarly, the project site does not
possess any riparian habitat communities, nor any wetlands,
wetland buffer areas, or non-wetland waters of the U.S. Therefore,
no impacts to sensitive species, riparian habitat, or wetlands would
occur. As described in Section V, above, the project would impact
existing historical resources, but implementation of MM-CUL-1
through MM-CUL-2 would reduce impacts on historic resources to
a level less than significant.

b. Does the project have impacts that are individually limited, but
cumulatively considerable? ("Cumulatively considerable" means D D @ D
that the incremental effects of a project are considerable when
viewed in connection with the effects of past projects, the effects of
other current projects, and the effects of probable future projects.)

Less Than Significant. Impacts associated with cultural resources
would be mitigated to a level less than significant, but are not
considered a significant cumulative impact. All other project
impacts would be less than significant. Consequently, the project
would not result in any significant cumulative impacts on the
environment,

¢. Does the project have environmental effects which would cause D m D D
substantial adverse effects on human beings, either directly or
indirectly?

Less Than Significant Impact with Mitigation. As described in
Sections 11, VI, VI, Vil and Xil above, the project would not result
in any substantial adverse direct or indirect impacts to human
beings related to air quality, hazards and hazardous materials, and
noise, because appropriate conditions and design features are
included to address potential impacts and mitigation measures to
address potential impacts related to lead-based paint and asbestos
materials.
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e. Where deficiencies exist relative to the City’s General Plan Quality D ‘—— D D
of Life Standards, does the project result in deficiencies that exceed ﬁZ]

the levels identified in the Environmental Quality Regulations (City
of Escondido Zoning Code Article 47 Section 33-924(a))?

Less Than Significant With Mitigation. Impacts associated with
cultural resources and hazardous materials would be mitigated to a
level less than significant. All other project impacts would be less
than significant without mitigation. Consequently, the project would
not result in deficiencies relative to the City's General Plan Quality
of Life Standards or deficiencies that exceed the levels identified in
the Environmental Quality Regulations (City of Escondido Zoning
Code Article 47 Section 33-924(a)).

Env Checklist Form (ISPTII) Rev.11/28/18
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Summary of Mitigation Measures

Cultural:

MM-CUL-01 Prior to submittal of construction drawing documents for building permit purposes, the developer/owner shall
provide verification of a Secretary of the Interior's Standards Qualified Historic Architect familiar with the time period of
construction being retained for documenting compliance and protection. This verification report shall be submitted to the
Planning Division of City of Escondido.

MM-CUL-02  The applicant shall complete black-and-white archival-level photo documentation of all buildings constructed
on the premises and proposed for preservation in place (Ritz Theatre) or demolition (Grand Market). The photo-documentation
shall be completed prior to issuance of demolition permits for the project. Photo-documentation shall be submitted to the
Planning Division of the City of Escondido. This mitigation measure would create a collection of preservation materials that
would be available to the public and inform future research. In this way, documentation of the affected properties and
presentation of the findings to the community could reduce the impact on historical resources.

MM-CUL-03  Prior to issuance of the building permit, the fully developed architectural plans for the Project shall be reviewed
by an architectural historian to ensure compliance with the Standards as outlined in the ASM report.

MM-CUL-04  Historic Structure Report. Prior to construction on the site, the existing historic buildings must be documented.
The Historic Structure Report is the optimal first phase of historic preservation efforts for a significant building or structure,
preceding design and implementation of rehabilitation work (Ritz Theatre building) or demolition (Grand Market Building). The
Historic Structure Report provides a critical first step in planning an appropriate treatment and determining the character
defining features, understanding how the buildings and site has changed over time, and assessing levels of deterioration
within the framework of the Standards.

MM-CUL-05  Historic American Building Survey Documentation (HABS). Prior to demolition of the Grand Market building,
the entire site and Grand Market building should be documented according to the National Park Service's Standards and
Guidelines. The documented report must be prepared by a Secretary of the Interior's Qualified Historic Architect and Historian.
The contents of the report shall include an architectural description, historical context, and statement of significance, per HABS
Historical Report Standards. This documentation, formerly referenced as HABS Level li, shall include 11"x17" measured
drawings; historic documentation and description in outline format and large format quality 4"’x5” photographs of the exterior
and interior of each building and features included in the documentation. {f available, copies of historic photographs of the
resources shall be included in the documentation (MM-CUL-02). One hardcopy and one electronic (pdf) copy of this
documentation shall be submitted to each of the following: the City of Escondido, the Escondido Historical Society, and the
Escondido Public Library Pioneer Room. The appropriate level of HABS documentation and written narrative shall be
determined in consultation with Planning staff. This mitigation measure would create a collection of preservation materials
that would be available to the public and inform future research. In this way, documentation of the affected properties and
presentation of the findings to the community could reduce the impact on historical resources.

MM-CUL-06  Salvage Materials. Prior to demolition, distinctive representative architectural elements (interior and exterior
features) shall be identified, and if feasible, salvaged for reuse in relation to the proposed plan, or perhaps removed to another
location on-site as provided for in the Standards. If reuse on-site is not feasible, opportunities shall be made for the features
to be donated to various interested historical or archival depositories, to the satisfaction of the Director of Community
Development.

MM-CUL-07  On-Site Construction Observation. A qualified architect shall make periodic site visits to monitor demolition
and construction activities to assure compliance with the approved construction documents with regards to historic resources.
This shall be documented to the satisfaction of the Director of Community Development, prior to certificate of occupancy.
During the course of administering and implementing this measure, in the event that previously unidentified historic fabric is
discovered, resources shall be determined by the qualified historic architect in consultation with City staff to determine potential
reuse or donation within the framework of the Standards.

Rev. 11-28-18
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MM-CUL-08  The project applicant shall work with a Planning staff or other qualified professional to institute an interpretive
program on-site that references the property’s history and the contribution of the historical resource to the broader
neighborhood or historic district. An example of an interpretive program may be installation of interpretive signs or
commemorative plaques in a publicly accessible and visible location that describe the history of the site must be installed prior
to certificate of occupancy. Although implementation of this mitigation measure may reduce impacts on historical resources,
it would not lessen the effects to a less-than-significant level.

Hazards and Hazardous Materials:

MM-H-1: Any materials containing asbestos that will be disturbed during future renovation or demolition activities must be
managed in accordance with any applicable local, State and Federal regulations by a licensed abatement contractor under
controlled conditions. Current federal and state regulations require any repair, renovation and/or demolition of such materials
be conducted only by workers and/or contractors who have been properly trained in the correct handling of asbestos. All
asbestos work should be accomplished under the direction of an Independent State Certified Asbestos Consultant with
oversight performed by a State Certified Site Surveillance Technician. The materials must be disposed of at an approved
facility licensed to handle such waste.

MM-H-2:  The OSHA Construction Asbestos Standard requires building and/or facility owners to notify the following persons
of the presence, location and quantity of asbestos or material presumed to contain asbestos at any concentration, at the work
sites in their buildings and facilities:

+ Prospective employers applying or bidding for work whose employees reasonably can be expected to work in or
adjacent to areas containing such material;

+ Employees of the owner who will work in or adjacent to areas containing such material;

+  On multi-employer worksites, all employers of employees who will be performing work within or adjacent to areas
containing such materials;

+  Tenants who will occupy areas containing such material; and

+  Any additional suspect materials not previously sampled should be assumed to contain asbestos until further testing

proves otherwise.

MM-H-3:  Lead containing paint was identified on multiple surfaces at the Site. Any loose and flakey lead containing paint
on the Site building (exterior stucco at 309 Grand) must be scraped and removed by a licensed abatement contractor with the

underlying substrate stabilized.

Rev. 10-30-18
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10

1.

12.

Escondido General Plan — May 2012 hitps://www.escondido.org/general-plan-update.aspx

Escondido General Plan Final EIR (April2012) hitps://www.escondido.org/general-plan-update. aspx

Escondido Zoning Code and Land Use Maphttp://www.qcode. us/codes/escondido/view. php?topic=33

SANDAG Summary of Trip Generation Rates http://sandiegohealth.org/sandag/sandag pubs 2009-7-
25/publicationid 1140_5044.pdf

Escondido Drainage Master Plan (1995)
https://www.escondido.org/Data/Sites/1/media/PDFs/Engineering/DrainageMasterPlan.pdf

County of San Diego Health Department, Hazardous Material Management Division
(HMMD) Hazardous Sites List
https://www.sandiegocounty.gov/content/sdc/deh/hazmat.html

Escondido Historical Resources Survey — Available at the City of Escondido Planning Division
Site Visits/Field Inspection

Comments from other Departments:
Building
Engineering Services
Fire
Police
Utilities

Historic Resources Evaluation Report for 301 & 309 Grand Ave., Escondido, CA, dated October 2018

Lead and Asbestos Survey by Vinje and Middleton for 301 & 309 Grand Avenue, Escondido, CA, dated
September, 2018

Geological Reconnaissance, 301 & 309 Grand Avenue, Escondido, California, dated September 7, 2018

13. Trip Generation Memo, 301 & 309 E. Grand Avenue, by Masson and Associates, Inc., dated August 16, 2018
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The following technical studies/attachments are available for review in the
Planning Division and also on the City’s web site at:

https://lwww.escondido.org/Data/Sites/1/media/PDFs/Planning/TheGrand/mnd.pdf?v=2

Attachment “A” Location Maps, Aerial and Project plans
Attachment “B” Historic Analysis
Attachment “C”, “D”, and “E” Asbestos/Lead/Geo/Traffic

Rev. 11/28/18



Ordinance No. 2018-23

DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9

Exhibit "B"
Page 52 of 70

1-v oSegq 193fo1g pueln oyJ,

"OpIPUODST
40 AiD Jo uoising Buiuueld 8y} 0} PAIWGNS 34 |[BYS LOREDLLIA
siyl -uonosjoid pue sdueldwod Bujuawndop 1o} pauielsl

Bureg uoidNsuUOD jo pouad SuN B} UNM JeljiLIe) 108)IYDIY Souel|dwod

Jado OLIOJSIH PauEND) SPIEpuBlS S Jousiu| 3y} Jo AIBJaI08S E JO pue uolejuswndop

[@Aspauesidde uociedlLIaA apiaosd jjeys Jaumoyiadojansp ay) ‘'sasodind pued JuUCISIH

18foid | LO-TND-NIN | Buipjing 104 sjuswinoop Buimep UoHONIISUOD JO [BIIGNS O} JoLd 10-1ND-NIN

B16 Gpipucosamned!
LE5r-6€8 (09/7)

uoIsiniq buiuueld ‘ined Aef "HIOVNVIA LO3rodd
810¢ ‘g Jequiedeg ounog AilD ‘dlva/Aqod TVAQUddY
€100-8LOHd PUE $000-8LANT "ON ISVI Q31VIOOSSY

bio'psebejuimmeuD W 6867-859 (092) :lew3/43gINNN INOHd

yoImnyy
‘NOS¥3d LOV.INOD/LNVIITddVY

SBEJUIA MON ASAIdS W]

(L1 8 10-19¥-622 SNdY) anusay
pueis) ‘3 g€ pue QS }e passaippe ‘jgang Jadiunr pue snusAy puels
10 13UI0D uwIg)seayinos ayj je paledo| Ajjelouab (saloe zeQ Aplewixoidde)

siposed omj Jo pasudwied ‘vo ‘opipuodsd Jo A INOILYDO0T 193rodd

S90IN0SaY [eINyNy
ainses|y uonebN

siuad owap pue Buipjing 9uenssi 0} 10ld
pajuswa|duwil 8q 0} ale seInseapy UOHEBIIN Y3 YIYM Je aseuyd

‘1oalosd pasodoid ay) woy spoeduw [epuaied jo sisAjeue
ue sspinoid pue ypIo o uensind patedaid usaq sey (QNW) uoiierepaQ
aneboN pojeby v "sasn adA} Aiossaooe Buioddns pue saoIAIeS
snotbijes Buipniour ‘sesn adAy Alqwssse olgnd pue juswiuiElSiUS
Jo Auean e poddns 0] Jgjesyl 8yl JO 8sSn  panupuos pue
‘gyeo Jool-punocib e ‘scipnis adueuuopad pue ‘Ue ‘souep (S801l0
JO 1SI1SU0D {|im sBuipjing om] ay} Jo sasn papuaiul 8y suswsainbal
ubis uejd oyloadg umolumo( 8y} Jo sseoxe ul abeubis [euonippe
pasodoud pue ‘(a2inosal ouolsiy) Buipiing Alojs-2uo sy} JO uoIjowWap
‘sainjesy ubisep ‘1osloid ayy jo juswdoaasp 8y} sjeyIor) 0} Jwiad
uotjjowsq pue uejd juswdojanaq asioald pue ioisepy e yum bBuoje
‘(s)buipjing ayy jo sasn pasodoid ayj Jo} JWIad 9SM [BUOIPUOD
e apnpoul sjusuodwod josfoid syj 19ens Jadiunp/puels) jsel
10 18U100 3y} Je Buipjing ieosawWod Alojs-auo Buisixe ayy Jo Ajuoflew
ayl Jo uonowdp ay} yim Jayiabol ‘esnusAy puelic) 1SB3 UG paledo|
Jajesy ] ziy Asojs-om) Buiisixe ayj JO UOIBAOUSI JOLIBIXS pue JoLajul
2y} Jo sisIsuoo josfosd ,puels) sy, Huisd owaq pue ue|d juswdojeaag
asiald pue JBISEN ‘HWsd 89S jeuolipuod INOILAINOSIA LO3rodd

(#000-8LANZT) 309foud puels) syt
loj uonesepsq sAeboN pajebiiN/ApniS feniul :JINVN 123rodd

(dMININ) weaboud Buioday pue Buliojiuo uonebijin




Ordinance No. 2018-23

DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9

Exhibit "B"
Page 53 of 70

-V 98eq

193(01g puein oy [

-TND-IN) UonejUaWNJ0p 8y} Ul papnjoul 94 ||eys Saa1nosal ay)
Jo sydesbojoyd ouojsiy jo saidod ‘s|gejieae §j “uoleIUSWNIOP
8y} ui papnoul sainjes; pue Buipiing Yyoes Jo Jousiul pue
Jousxe ayj Jo sydeibojoyd .Gx. Ajjenb jeunio} abie| pue jewo}
aulino uj uolduosap pue uoleUBWNDoP 2Uo)SIY ‘sBuimesp
painseaw /X, || 9pnout {[eys ‘|| [9A87] SEVYH S paoualelal
Apaunio) ‘uogeluaWNoop SiY] "splepuels uoday [eouo)SiH
SgvH 1ad ‘eoueayiubis Jo Juswalels pue ‘IXBJU0D [BoLIoISIY
‘uondLIosap [einoa)iyole ue apnioul [[eys Hodal ayl Jo SJusuod
8y "UBLIOISIH pue J08}IUDIY JUOISIH payiend s oL

UBLIOISIH
ay} jo Aieja1oag e Aq pasedald aq jsnw podal pajuswinoop
PUE JosjiyRlY 8yl "seulepIng pue Splepuels s,32IA9S ied [euoneN ay) $82Inosal Jo
JUO}SIH 0} BuipIooo. pajUBWINIOp 84 PINoys Bulpjing JoxIe puels pue | UOREIUSWNOOP Jadoid
jueoyddy alis ainua sy} ‘Buipling JexIe pUBIS) 8Y) JO UOIIOWSaP 0} JoUd Joj podas sgvH
Josloid S-TNO-NIN "(SgvH) uonejuawinoo Asaing Buipling uedliewy SUOISIH SO-1NO-ININ
splepue}s ayj Jo yiomalwiel)
aU) UIYIM uoneIoLB)aP JO S[aAd| Buissesse pue ‘awi JSAC
pabueyo sey ays pue sbuipjing sy} moy Buipuejsiopun ‘sainjes;
Butuysp 19j0e1EYD BY) Buluiulalsp pue Juswies)) ojeudoidde ue
Buuueld ul deys 1s1y [eonuD e sapiaold podey aInonyg Su0)SIH
ayy (Buiping jexse pueio) uonjowsp Jo (Buipjing aneay |
Ziy) yJom uogeligeya. jo uonejuswaidwi pue ubisep Buipsoald suneay sjeudoldde
UELIOISIY ‘ainpongs Jo Buipping juesyiubis e 1o} spoye uonealasaid pue oueoyiubis
Joafoid 2uoisiy Jo eseyd jsij jewndo sy} si Hoday aINPNIS sulw.slep o} poday
jueoydde JLIOISIH 9y "pajuawWNdop aq jsnw sBuipying ouolsiy Bunsixs $2INJoNNg OUoISIH
1afoid | v0-TND-WIN | 8yl ‘8lis 8y} U0 UOIONIISUCD O} Joud "HOdaY SINJINAS SUOISIH v0-1ND-NIN
UBLIOJSIH ‘Hodai NSV 8y} Ui pauijino se
[eJniaalydly spiepuels sy} yim aouendwos aInNsus O] UBLIOISIY [eJnjoslIyie doueydwoo Joj sueld
pue jueoijdde ue Aq pamainal a4 |leys 109{oid ay} 10} sueld jeinjspyoie [einjoa)iyoie MaIATY
paloid | €0-IND-WIN padojaaap Ajiny ay) ‘Jiuuad Buipjing sy} jo aouenssi o} Jotid £0-1NO-NIN
'S801n0S3l |BoLOoISIY Lo jordul
ayj} 8onpai pinod Aunwiwiod ayy o} sbuipuly ayj Jo uogejussaid
pue saipadoid pajoaye ay} Jo UoieUaWNIopP ‘Aem siy}
Ul "ydieasal aimny wioui pue oiqnd ay) o} o|qejieA. aq pinom
Jey} sjeusiew uogeAiasald Jo U0ND3{|00 B 2)EaID PINOM ainseal
uoyebijiw sty "opipuods3 jo Ayg ayy jo uoisiaig Buluueld
3y} 0} papiwgns aq ||eYsS UoHBIUSWNOoP-0}oUd ‘joafoid
8y} 1o} shuliad uonowsap Jo souenssi o} Joud pajejdwos aq
lleys uonejusunoop-ojoyd ay| "(ediep pueio) Uosiowsp 10
(anesy ] zuy) aoeid ul uoentasald 10j pasodoid pue sasiwaid
jueo)dde 3y} uo pajoniisuod sbulpjing jie Jo uoruaWNop ojoyd uoieusWnoop 0Joyd
8loid | 20-1NO-WIN [ons|-lealyole ajiym-pue-yoelq aJa|dwoo jleys juedydde ay | 20 1NO-NIN
sjuewiwon [ aeq/sientu) | uonejuowoldwi|  coqui S uonduossaq = | eansesjy uoneBiy
| payigey | J0oj} uoneaso] oN L g ; o
1 | Amgisuodsey | uoiesynuapy




Ordinance No. 2018-23

DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9

Exhibit "B"
Page 54 of 70

€-y 98eq

109(01d pueln oY,

AIQ Buiuueld
es|ddy
19foid

80-1NO-NIN

[9A3] Jueoyiubis-uey)-ssa| B 0] S108§15 o] U9sSS9)

JOU PINOM SUO|R )i 'SB2IN0Sal [BOLO)SIY U0 sjoedull aonpas Aew
ainseaw uonebiw siy) Jo uonejuawaldun ybnoyyy Acuednooo
40 81e0UIad 0 Joud pajie)sul 8q ISNW SIY | 9js 8y} Jo

Kiojsiy sy} 9quosap ey} uoledo; aiqIsia pue ajgissanoe Apignd
e ul senbeld sAnelowswwod o subis aaaidiajul Jo uonejesul
aq Aew weiboid aayaidiaiul ue jo adwexs uy PUISIP

JHO}sIY 10 pooyloqybisu 1apeoiq ay) 0] 92IN0SaI |eDLI0ISIY

ay} jo uonnquuod ay; pue Alojsiy s Apuadoid ayy seoualsjel jey)
sys-uo wesboud angaidiayul ue aympsu; 0} jeuoissajold paijljenb
Jay3o 10 yejs Busuue|d e yum yiom |leys jueoidde 1osfoid sy

weiboid aanasdiojuy
80-TNO-NIN

Josjyaly
jo08loid
jueoyddy
108loud

L0-1NO-NIN

‘Splepuels auj JO YJoMmawely a4} UIY}iM uoeuop
10 asnai jenuajod sululslep o} Yels AlD Yim uonelnNsuco Ul
1o9lyoIe ouolsly paylienb ay) AQ pauiuLIBlap aq [[eysS S92IN0sal
‘paIonoosIp S Jliqe} 2UOoISIY payiuapiun Ailsnoiaald jey Juaas
8y} ut ‘aunseaw siy; Suuaws|dwi pue BuusisiulPe JO SINCD
a1 Buung -Aouednaoo jo syeoyiad o} soud ‘uswdoiaasq
Aunwiwio §o 10193li(] Y} JO Uolloelslies ay} 0} pajuswnoop
aq |leys siyl "s92inosal ouolsiy 0} spiebas yum sjuawinoop
uoIoruIsuod panoidde ay) yim soueldwiod ainsse 0} SaljiAIoe
UOIIONASUCD pUB LUOIHOWSP JI0JUOW O} SHSIA 3)Is olpolad ayew
[leys 109)yoJe pagijenb y "UCHBAISSGQO UOBONASUO) S)IS-UQ

SBIJIAIIOR UOIONNASU0D
pue owap JojuoW

0} UoleAIasSqO
uoloNIISU0Y BNS-Uu0
L0 TNO-ININ

10}J0RIU0D
Auedlddy
108loid

90-TNO-ININ

"juswdojansg Ajlunwiuio?) Jo Jojoalig By} JO UOHIBSHES

aly) 0] ‘souolisodap |BAYDIE 1O [BOLIOISIY POISVIBIUI SNOLIBA

0] pajeucp 8q 0} sainjesy oy} 10} spew aq [jeys saiunpoddo
‘ajqIses) Jou St 9JIS-UO asnail j| "spiepuels 9y} ui Joj papiacid se
o}is-uo uoleoso| sayjoue 0} panowss sdeysad 1o ‘ueid pasodoid
3y} 0} uoiielal uj asnal 1o} pabenjes ‘s|qises} ji pue ‘payiuspl

aq [{eys (Sainjeay J0USIX® pue JOLIBJUI) SJUSLWILR [RINoayDse
anlejuasaldal aaloUSIP ‘Uofijowap 0} Jold “sjeusiely abeaeg

s|euaje|y abenes
90-1NO-NIN

"S92.IN0sal {eouo}sIy uo joedu

8y} @oanpais pinod Aunwwod sy} 0} sbuipuy ay) Jo uoyeiuasald
pue saipadolid pajosye ayl Jo uceuaWNIOoP ‘Aem siy}

uj "ysieasas ainjny wuojul pue aygnd sy} 0} ojqelieA. 3q pnom
ey} sjeusiews uoljeaasald JO UOIDD||0D B 3)eal0 PINOM 2insSestu
uoneBmw siy| "yels buuuejd YIm uoieynsuos Ui pauiuLI)op
a4 [|BYS aAjeLBU USJM PUE UORIUSWINO0P SHYH 4O

jons| ajeudoidde ayj wooy Jasucid Aleiqi d1gnd opipuoosy
3y} pue ‘A}9120g [edLI0}SIH OPIPUCIST 8y} ‘OpIpUoIsT Jo AID

ay} :6uimo}|o} a3 JO LoBS O} PaRILIGNS a4 [[eyS UOHBILSWNDop

‘SjusINIo)

ajeq/sieniu}
payiuay

:oaﬁ:w&m.n_&
0}
b__.n_mcoammm

faogur
- uones’n] oN
uoneayuapj

w_E wo>aoocv&o_coﬁm_mm:on:m Eoo?mc mco Amo
, :oza:omon ,

ainseap uonebRIN




Ordinance No. 2018-23

DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9

Exhibit "B"
Page 55 of 70

-V 28eq

100l01g pueln oy,

103j0BJJUOD
juswaleqe
pasuaol
jues|ddy
ysfoid

€-H-WIN

paziigels ajelsqns

BuiApapun syl yiim 10)0e4U00 JUsWRleqe pasuadl| e Ag paacwal
pue padeids aq jsnw (puelo gOg e 000N}s Joualxa) Buip|ing
a)1s 2y} uo jured Buluiejuod pes| Asye) pue 9soo| Auy “9)iS

8y} 1e sedeuns adiynw uo payguapt sem juied Buiurejuos pea

E-H-WIN

JojoeljuoD
juesyddy
jo8loid

CH-NIN

‘asimuaylo sencid Buisasy saynng

{lUn SOISaQSE UIBJU0D 0} pawinsse aq p|noys pejdwes
Aisnoiasld Jou sjeusiew joadsns [euoippe Auy .
pue ‘jeusjew

yons Butuiejuos seate Adna2o [jim oum sjuBUS | .
‘sjeusjew yons Buiuieluod seale 0}

juaoeipe Jo uiyym diom Builopad aq |Im oym seakojldwa
Jo sisfhojdwa jje ‘sepsyiom sahojdwa-ynw uQ .
‘leusiew yons Buiuieiuoo sesie o} jusoelpe

10 Ul IOM [jIMm OUM JUMO 3y} jo seakojdwig .
‘ledsjew yons Buiuiejuod seale 0} Juadelpe Jo Ul JJom
0} pajoadxs aq ueo Ajqeuoseas s2akoidwa aSOUM HIOM
oy Buippiq Jo Buihidde siahoidwe anyosdsold .

‘sanijioe}

pue sBuipjing 19y} Ul SBJIS YJOM SU} 1B ‘UONBIUSUO0D Aue
e S0}Sogse Uiejuod 0} pawinsald |elsjew 1o sojsagse

Jo Aiuenb pue uoneoo; ‘eouasald ay) Jo suoslad
Buimojo) ayj Aiiou o3 siaumo Ayjioe; Jo/pue Buipjing
sadinbal piepuels sojsaqsy UoIONsSUCD YHSO ayL

¢ H-WN

juBynsuo)
S0}JSagsy
pauiled
jueoiddy
1oalold

F-H-AIN

"9)SEM YoNs sjpuey 0} pasuadl Ayjioe;

panoisdde ue Je Jo pasodsip 8q }SNW S{eLajew dY] "UBDILYDD |
souefioAINg SliS payipa) ajels e Aq pawsopad jubisiano

Ylim JUBYNSUOD SOJSaYSY paliba)) alelg Juspuadsapu| ue

JO uogosap By} Ispun paysiidwoadse 8q pINoys YIOM sojsagse
IV "sojsagse jo Buypuey }091i02 3y} ul pauiel} AJadoid

U99Qq 9ABY OUYM SIOJOBIJUOD Jo/puR sidxIom Ag Ajuo pajonpuod
9 S[elsjew Yons O UOHI|OWap JO/puE uoljeacus) ‘ledal

Aue ainnbal suogenbai ajels pue {e18ps) JUSLINYD "SUOHIPUOD
POJ0UOD JopuUn JOOBIIUOD JusWwaleqe pasuadl; e Aq suoleinbal
|elopa4 pue ajels ‘[eoo; sjqedidde Aue yym soueplodoe

ul pabeuew aq }snNW SaIANSE UCHIOWSP 10 UOIBAOUS 81NN}
Buunp paqinisip aq (M jey) sojsaqse BuiLiejuoo sjeusiew Auy

|[BAOWIDY SO}S8QSY
L-H-WIN

sjeusjepy snopiezeH

~ sjuswiwion

fjeqssieniu
- paymey

voneyuawaduy
. 0
Ajnqisuodsoy

_ vogu
uone’0] 'oN
uonesynuap|

_uonduoseq

~ainsesy uonebmy




DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9 Ordinance No. 2018-23

Exhibit "B"
Page 56 of 70

A. Location Map, Aerial Photo, Proposed Project Architectural
Renderings and Elevations, by Plain Joe Studios.

ENV18-0004



DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9 Ordinance No. 2018.23
Exhibit "B"
Page 57 of 70

T et . 'J;

Project Site

x® o o
- '{’ .
o B <, 3
A Lt O n 3 :%A \j"{-\ \J;o "'J; .H{i
. Vs : [ 2
z by P . % K> C
&= Z g Ne “ OO o
a w © %,
By 0L oo <. i
3, &) C. (2.4
£ J o (o]
= % - o .l
“": e "F— ‘= i— 7, L#
301 and 309 E. Grand Avenue

ENV18-0004

Vicinity Map



DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES89 Ordinance No. 2018-23

Exhibit "B"
Page 58 of 70

Il Forno F’!ZZErld &‘
Ristorante Jtahano

\‘\aw

g BlkPBlmgf \
9 Y

- - i
| 3
roniEeecandida

301 and 309 E. Grand Avenue

Aerial Photos
Source: Google Maps ENV18-0004



DocuSign Envelope ID

O "= @3S LNIWITLIINT

< 1VISTO3rodd

N|a|‘
[0} vaorQ "ON"rodd
[$) Jaubisag
c—
© YIDVYNVYIN L23rodd
< Terciddy

O irasaean
<4 ON LINd3d 3sn
(@) 1940949

‘ON 1IW¥3d ©NIgIINg

NN
133Hs
$$3900Y
WYN
103rodd
3HYN
N30

ANVYO JHL

133HS ¥3A0D
971 ‘sHY Aunwiwo) uoyeloysay

9Z0T6 VO 'OPIPU0IS] 'any PURID "3 60E PUE |OE

ANIWWOD | 3Lva fON

SNOISIAZY

anvis

RODSOIANLSIOMNY IS MM

268B7D61-1FF2-4AB3-84AE-23345CAADE8S9

HAITHO LN SEL

o
Sy

18926 ¥O "YNO¥OD

“porspjuids AlIny pue uosnssu0D Ge 0d/ od lipn SEUIPING WIPE “eHNYS
PuE Joop-Uew pejes ey € 8q pirowm SEUIPIING By} Usamieq sBulado mau aw] ayL jom uchesedas oy Bu
Y} 4o 3PIS 19U} SU) UO PRJINIISUOD 3 PINOM “JOUI0D AL} Je "USIIPPR AJOTS-OM) MBU 8L L “UIRWIDL Plnct

Yol ‘wou) usamiad fjew uoeedas ol & A pojeledas S1e SBUIRING ow) ou) wondojosd o Buipiebey

*95m AIBIoUE [6UOISES50 1410 Joy SPMITE GLIOS MO[E PUE SISIUE sowewioed puE

“namds Baye PUE “Sopnl

1808 eakde asUmuunued (RS T S ROSA B 0 PRULEI 5 0oy PURSeE S AU IS0 U) Sisq JomBa

-_..!..o.o&!l.aosa;.gfs.lgiﬁé!._is.o;%]
gy Amiadios sy} & e e

dVIN ALINIJIA

SFOLYAYI Z'OM ¥ :SHIVLISdN
SIYOLYAYT Z "OM Z IWOOUNITHD
SIUOLYAYT ¥ "OM £ ISNOOHISIY NIVIV

5
z
‘L

QYO INVANO00 NO J3$YE -STUNIXIS ONIBNNTD

619301440

091 :$0I0NLS

0:-09 :34v0

SLNVANDID0 ANYITIONY §8 SN'1d ‘S1v3S 086 :¥3LYIHE

14
£
‘T
L

SAVOT AONYNIO0

€V ANV 2V ONITIING YANVOD 'e-V=¥3LYIHL DIYOLSIH :STdAL AONVINIDO
GIYITINIYLS ATINS S€ 3dAL HLOE ‘STDAL NOLLONYLSNOD

saemg B 5r o0 Amwud enbien sy snuEuss of Buuund sin sy

i o oy
221110 01 Buisodord ale ¥ UsA0IAR MAL € SY "6IERLL GOSN SU) Jo 100(0Id UONEAOURI € S| PURIS SUL

NOILdI¥OS3ad 1o3roud

NOILVINHOL4NI 302

WOO'SOIGNLSIOMNIVIB LIV
6EL9-0L (L2}

19926 YO "VNOHOD

271G %3340 AUNId ShEL
SOKINLS 0FNIVId
ANNISTON LIV
NOILVWEONI TOILIAGEY

YOO TVLIY INOZ AVIHIAC
(NMOLNAMOG DRJOLSIH) QH 3NOZ

018'0z= 05804 0Z6'01 WLOL
S6T'S 02e OO ISt
G350408d
096'sk= ObF'S 0z5'0) VLOL
[ e 0014 AN
obr's 0zz's dOOTd LS1
'0078 ¥ANYOD  ¥ALVEHL ISIH SNILST
S oNigIng

dS 006'e} 13ZIS LOT AANIANOD

(3AV ANYYO ‘D L0E) 1019622 ONIQ1INE HANIOD
(IAV ONVHO "I 608) L1-I9P62C  HALYIHL OINOLSIH NdV
SZ0Z6 ¥O ‘OaIONGOST
SNNIAY ONVHS 3 60¢ ANV 10T
NOILVWYOINT 3118

OHO'USIOVLNINMINDNIL

52026 ¥O "OIAIONCDS3

2222%v£4002)

L3341S ¥3INOT S 00EL

977 "SLUV ALINNWWOO NOLLYNOLSTY
NOTIYNEOINT H3NMO

YO’ ASIOVLNIMIANDNIL
S20Z6 ¥0 'OAIANOOS3
222€p2(092)

13381 ¥ILINNF S 00E1
AZAIGS WIL

NOLIVRUOANT INVITdav

NOILVINJO4NI 123rodd

LI8IEX3 NOIS e'sY

M3IIA 133¥LS QIS0J0Nd ey
SMIIA L3JYLS

ONILSIX3 ANY DI¥OLSIH sy
SMAIA 13381S

ONILSIXA ANV ORIOLSIH oSy

SNOILVYAIT3 vy

SNOILDIS ONIGTING ey

NYd 3004 ey

NY'ld ¥0O0T4 NOD3$ (344

Nv1d OO 1§14 (934

NYld ALIS s

133Hs ¥3A00 §0

SWeN eous #jeeus

X3ANI L33HS

¥000-8L LANT ANV €100-81OHd ‘OQIANOJS3 40 ALID

92026 YO ‘0pIpuods3 ‘sAy puelid '3 60€
92026 VO ‘OpIpuods3 ‘eAy puels) ‘3 L0¢

ANVYO 3HL

IR MINISHONX W 6027 BLOTLIOL

WAL 0L BE 195 IND - SOIUIA MANLT - €




b P2z {Nv1d ALs

_ 1S

S 2 ¢9s INanaLLNg

N hX SRLVIS 153roud

O srlow aLva
z
roolQn "ON "rodd
T%
< HIDVNYW LO3rodd
= 13A01ddy
.Q 'ON LIWd3ad asn
O P Ee)
‘ON LIW¥3d ONIQTINg
ze |2 z3 zo
:m |93 25
| 3 e A2
g 9
(72} -
3 I
m m
v(g@
Brg
>
4 4
(=}

920Z6 VO 'OPIPu09sT 9AY pUBID 'J 60€ PUE LOE

971 ‘SHy Alunwiion uopeI0)say

LNZWNOD [ 3Lva [ON

SNOISIATH

WOD'SOIANLSIONMYIA AWM

e e -
-
4Q%IIYI 1NN SPEL

i
ans
i

18926 VO 'VNONOO

"a3vino3y

38 AINCM dWOMS ¥ ANV LO3rodd
L1NIWAIFAIQ ALINOIY JFUIAISNOD

39 QINOM LO3rQdd FHL ‘NIHL

45 000'S 40 WNINIW ¥ d333 LON $3Ca
103roxd FHL 41 “NOILYANNOH ONY STIVM
HOILXI IANTONI TIM NOILONULSNOD
M3N "8V1S HOOTd LSHId 4S

00F'S XO¥ddY THL 30 48 000'S 4O WAWINIW
V 43D TIVHS ONIGNING WINYOD THL

AITY ONY AVMEAING

$Nd SAUOAINN

TUNLONULS AMOLS
THUM 30 Id3Y ONY ONITTING ONILSIXE HSITOW3Q

ANIWIA0UINI
NYNIL HUM NIYWSY OL TISHS ¥3LVIHL ONIISDA

{L49d ¥ 1ON)
XTTANOD SLHY HOLYH L3V

OYU3d NVS YOIOLVD VIu3yel

4000 dN-TI0Y

3N ALY3AONd

b

=L1E

)

f

WJ 602 810¢/4/01

VAL 0L BE 1S D - SOBIUIA NV - £

DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES89




DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES89

0LV

Q35 INGWI 1IN

1
o
N < ®nvis A33royd
o #hg, aiva
z —
vwoFP ON ‘rodd
(] AdH3ESTOW LIV
e
HIOVYNYIN LO3royd
c Tenoiddy
e ‘'ON LIWY3d 38N
@) JENEE]TeY
‘'ON LIW¥3d ONIQINg
8¢ |% 33 g2
5|8 23 5
AR AR A2
g8
misd D
T[T 8
wzmMmA
- m [} m
mlaes
[o B °8--3~]
o|to3
o5 §
m
518 35
Z |2 s
gl 3
o <
¢ P
=
-
o

LNIWNOD

WOD'SOIGNLSIONNIVId MMM

YA XFFD AL SPEL
8010

e
in e

18826 ¥2 'YNO¥OD

d0014 LSyl

‘9901 6502 103 tod Buodo poyceloN oy g pue

{qused Gupyng i0) @Iy Ut papniaul 0q o}
U 96219203 Ofpel sepliodso: AouaBiouwa epiaoid o} pas

U PepNau 3q 0} ofuf) T0yeRdfD O 10 97 a By
apldld ‘sse00€ Aouebiewe/a) Uy jgedes fauint

S3LON TVH3INID

J0-t
v .68 - 8.2
b2 Py s PRy o2 ED)
84ND LF3ULS (3 ———
Slvisyie WioL
—
S1v3S 161 ANOOTVE
SLY3S Ear HO0™ LSHl _ _ ; ﬁ
-
NIV i 8
_ 1 | - ! =
! | | ; ’ |
| i i ,n vy | TS dN7TI0Y
4 1 | Ce | |
_ $S300V 3uld WyT0 _ 2 _ o 4 45 96¢
Cid S |-
+ 3 ~
s .EN 3 oants o] i .
S & ( ) Ag801 a 33N0YVH Y
flr B | MaN |
| T B _ . |
' . T o-s il b
Iy | 1 1 A L »,
s - _ _ A ool /
: R b | 1 , END h g
zr . .
N um | /_.__ I L I = i
v __.-uo._ul_| ] 9=t ey SN
3 | 3
s | _mm 09¢ _ ,..a_ o
48 92¢ 43 982 3
" s s | I 1 asasz |l 1
- WoDY N33O I s s
2 ﬁ olants i lanLs _ [ _ _ |4 =
: - H ; - LR
Iy 3 A o
AINIOUING i \ m dhivy _ 3 TIYAA Y HIOH € Rk \
356 " \
v 2
v j E[E= \
e | e : /
OVHO) B RN D
\
1 o B
2 b zfe
~t =
2
4 238 |
%
{ EN
/
/
o0+ @ / uNo 133u1s @)
s wooq  |[|3ovLsHove S 4
by dnTIoY L 9
1 /
[ g E
i e
— L o _A e
- % E
B | _
29768
o __“ WY INIL33N
) 1 [
na r_
AONZOUTHE | | 5
Y | ——,— I T . S * L1
| | )
Em._._«*, L8 AHOIST SNILSIA ; *
: E]
1
._ e .*

1 AL¥3dO¥d

08t

]
,,a..mz@

0001

PTTGL BE 195 g0 - SDSUIA MINYUT - E\eIHOSIYIVEHeOS\PDVIUIA MINSIUPIONX We 90-2F-C BLOULIOL




S 2 95 INFWIILLNT

o
NS ShvIs 1537094

O s1hl0- aiva
= 122

"ON TOUd
1subisad

G
I YIDYNVYIN LO310Nd
[ Tar01ddy

Qo QL

= ‘ON LIWY3d 38N
(@) 18539y
"ON LINY3d ONIOTINE
£2 |33 £2
g8
wig= 2
mi=x &
Qizmg
Clap©
2893
Srga
mezZze
rjgo=
oiE- o
Q|5 o
ol 3
wv|§ 3
3 ol
12 §
g 3
Nw F
g >
§ @
-
e
o

ANIWWOD | 3ivG [ON

OD'SOKINISAOTMV I MMM

atroy P
18626 VO 'VNONOD M) 33O 3LNId SYEL

=

H0014 ANOD3S

S1vIs b19 1101
SIVISEL  -ANOOVE
S1V3S 8y ¥OQ 1 LSuld

a2
ONIVES
v e s P
—_—
!
|
]
| | : |
| | | |
* 4590 ! _
| 48101 ! ]
- e a
FOl 321440 4
i i | 1 !
H _ 7 | | ﬁ H
_mwmhn w N 48 ¥S6
R I ) ' t 2 t
s ! . L]
5 i olants
3ojddoNado |4
8T a
! oL ! i 1 2t | h
8512 45512 :
PN Vo e W) el ) | o |
s e L' e Jff ! | a8t [ i
& _ oo ontazw || 3040 301340 M _ TR _ 3OVNOLS
. C& )\ ] hoamis oo
X o E I s i s WS, NG .

MmoTEg
Ol NIHC

4S 2ov

Cee]

WOOY ONLLIAW

45 599

|

L

TIOETORIST

-

1 I\\
W HIVAIY OL TIVM Jnitd WH € r,:»w_xw
i i

{

|

Co——ppr=——r————Y

Wed 50-242 810TLA0L

FATTOL 81195 dnD - eBeIUA MBNGUT

DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9




)
n/__
O
—
o
~
B
NO 810} aiva
@ reollL "ON “rodd
m TeuBlsag
©  H3DYNVIW LO3rodd
R T
= "ON LiWb3d 35N
O PIYD
_ON LineFg onigIng_
zel» 23 zo
gnl1 828 25
LR R R
g 8
A =
o ju
le) m
m (1)
28
Slez
4 (=

92026 V2 '0pipU0s] aAY pueiD) '3 6OE PUB LOE

071 ‘skv Ajunuiwog uoneio)say

ANIWNOD | 31¥0 JON
ANGISIASY

AODSOIANLSIONNIVIA MMM

oy '

19876 ¥O 'YNONOO MO NIIUD 3LNId SEL

L 2E2Nvid J00

F00Y 13dvavd
HLM ONKITING MaN

|

\I’ MO8 830 @

1NOdSNMOG
IYNHILN /
i

NIVWZY 01 4004 3

Mivw3d 01 5004 @

’

MOTIE NS F3N0NVIA ()

e NOIS 3AVIE 0

UIMOL ¥IVLS MOLVATT ()

G NIGQIH GNY ¥3LIND (N)

38 0L

SuNn mﬂh 4004 (3

\l MoTRE 840 @)

Ianouw @

M Mt NG H
_
|

34005 40
SN

' 1dvd Y LON DHIOHE .Emg*o( =)

s

A MBNSIUSIOVX W 90-Ck-2 8LOL/LA0L

PTL0L 8] 185 13 - SDSJUIA MOAAUT - £

DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9




DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES89

o
2 ]z vopoes
-
O "= W3S INIWITLLINT
O o
*ON “roNd
m Jsublse(
@ 539VNYW Lo3rodd
= 1eA01ddy
B "ON 1IWY3d 3sn
@) 1939840 = - =
"ON LINg3d ONIaTing
£2| 33380
R 3 A AT Tl
98 &
w|sd D
Cl,T®
Clama
2593
Z | W =4
o 20-.92
w % 4 W SR
20
m|s O
Q|5 =]
Jlm 3
O (8 3
Zz |2 o
®ls 3
9 <
>
©
S &
® @
-
-
O

VX W L0272 SLOULAOE

NS

VAL 0L 8L 195 dI19 - SDWUIN MeNUT - €l

b M5} uonoes

ANIWNOD | 3LVA [ON

0.0

| PRRRRARARANARRARARRR

|
m W _ s _ 1 : = e, T 0=l
g VOGS O
3
o
bl
o
i
=
g
k=3
@
nmm 0- 9T
I||||ﬂ<lm(m|®
3
&
3
€
[ HE
1358 8
L Q- £E
m 3 ||||||||||||||||I|||||||I|||||||||||ﬂ0_m|l|®
33 x WVOLLYIA O'L

18426 YD YNONOD




3 »

S VA4
0| ON 133HS
S 2 s INawa NG
N hX WALYIS 1oaroud
o BHy 3va
= oy

e
n

90l "ON "roNd

© HIADYNYIW LOIroYd
< TeA0iddy’
B “ON LINY3d 38N
(@) 1300y
_oN Inssd SNIaIng.
$2 553 22
zm | 2 20 =5
Ll A
28
g 9
m =
m I
m
Sz
>
2re
Qlez
Z1:0
(73

9Z0Z6 ¥ 'OpIpU0IsT 'aAY PUBIS) '3 50E PUB LOE

977 ‘SHY AJUNWIWOY UON)eI0}SaY

ANIWNOD | 31vd [ON

I 5 |NOILYAS 13 133418 ¥3dINNr

oo
TIAITANNOED

&0
YOOI ANODTS

[l S —
13avivd

SS9 dOL

o8 oL mvl\

USLVIHL HOLYW
OL HSINIS ¥3L1svid

6L 0L mv|\

S
WOILYIA O'L

3ALLYH0030

HLIM SMOGNIM -

ONOAIE

SMOONIA
NO¥4TYOLS SITNMD dN-T10M {v3uY NOIS ON}

a3azv1o 3903 FALYYO0IA FINDAYN MIN

138400

H400Y WALVIHL IAILYYOO3T ¥IMOL OLYAITI

2 FENOILYAT TS INNIAY ANYHO

IINDUYW MIN ’/

L-0
J3AT) ANNOTD

0oL _ _
40013 TNGSTS

V1S ONILSIXT WILVIHL

{yI¥V NOIS ON) AHOLS-TMIN ONILSIXT

3903 3AILYEOIIQ e R

L

ANOY4IHOLS TYOMOLSIHNON

3a08Y ONIdTIng TYIUBOLSH ———

34v0

O1 HSINIA ¥3LSV1d l_ *
f
|

OILSIX3 IAONBY

28 dOL el\

'a31vadn

AY3aTvo
Luy _—

| ONisx3

“MQXIIUD 3L0d SPEL

18626 v2 'YNOXOD

- 97

097
13dvyva

TYIILE3A O'L

HILVIHL HHOLEIH
ONLLEDI

Y15 DNILENT
FNOEY DHIOTING  —=
AHOLET MIN

G — - — - — - A 43R0 TN
TYOILYIA 'L A ORALNIAGNS 403 WHAW JIHOLSH
IVENLOTLIHONY ¥IMOL HOLVATTI SMOANIM 33NOUV QIHOLSTY
INOY4IHOLS 43ZV1O
ONIGTINg
mm w NI LISNI 004 .1X.8
: -0
“mm g 73AITaNOY
FH Zz
18: £
e
a
&
i =
=
5 1
2 m &-senTanoTas —
=

FUE EYE]

WIMOL ¥OLYATTI TWENLIALHIYY 3ANDYYW MIN

W 80272 81051101

AT 01 81 195 /1D - SDOIN MINUT -

DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES89




DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9 Ordinance No. 201
= : 3 | ‘Bxhib
papapdin e g ¥ 2=
.5 et = . SMIIA gl || 18 [Pade o€
189S YO VNONOD  WOOEEMOTUNASHEL  WODSOKINISIOMNIVIa A e 13341S ONILSIX3 ANV DRJOLSIH 2% |2 g z ge
” 3 9Z0Z6 YO ‘OPIPUOIST SAY PUBID T 60€ PUB LOE  ss3udav $ E - é e g UEJ .
ANV 3HL .23 |7 818 38 812, |2 B
2B ] 2|31 5 -
s [¥S 971 ‘sUY flunwiwo) uopeioysay 151210 HE E E T (o 2

EXISTING GRAND AVENUE VIEW

HISTORIC GRAND AVENUE VIEW

FIL 04 BE/9S JI10 - SDWUA MaNGIT - £ Z Wd 0T 810C/L/0L




DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES89 Ordinance No. 2018-23

FIBians B LSk T Lyl <
T P o R, FRY 3 e ) L S G 5 e ] PR AL ey [} r

W g o] s G aoes PR VR A R LR LG B © B sMa IA =z o 7_
ol |2 @
19926 YO YNONOD  SOMIZWOILAISEL  WOD'SOINLSIONMIYIA MMM g 1334LS ONLLSIX3 ANV JHOLSIH e % z| |z E =

g [
" 9 92026 VO 'OPIPu0s '9AY pUBID 'J 60E PUB LOE  ssamaav g 5 E :f %

: mHECE ol g

ONVIO SHL .2 |58 28 B g2
= & 2l s|w|a i E
s 3 971 ‘suV Ajunwwod uogesoysay (215131212 812 15 |7 2

HISTORIC STREET VIEW
EXISTING STREET VIEW

PATOL 81 195 10 - SDEIIN MaNWI3 - Z IA WERETGRIT R W 60.27 2 §102/1/0%




DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES89 Ordinance No. 2018-23
Exhibit "B"

P 8 ¢
g el e i s s e PR L1 g w2 ‘8
ey i b e - o =
5 s = (= 3 a w
19926 ¥O 'VNONOD  MAXITWO AUNIASHEL  WOO'SOIANISTONNIMIIAMMM g M3IA L33YLS d3S0d0oYd e E g é ;
3 £
« €] 92076 VO 'OPIpUOIST OAY PUBID 'F 60E PUR LOE  ssauaay g § E o g
|E[ slo] 5 i
ANVYO 3HL 2o |Z|8|8| 8|2 82 -
= ‘ 2| 8jw| &l 9|z C E
s HS 971 ‘suy Ayunwiwog uopeioysay gz 1212181 5212l € |5 19 =

PROPOSED DESIGN |F:\eIW4

FATEGEGET95 dNO - SDVUIA MONIUT Z MANSIHHIVK W 60-0r-C RLOZ/3/0L



Qrdinance No. 2018-23

Exhibit "B"

€gv

O) 138 LN3W3TLILNT
SNLV1S 123rodd
rL0-0b 3iva
esoL "ON "royd
TouBlsaq

HIADYNYW 103roud
T ieroiddy
‘ON LiNy3d 38N

)08y

‘ON LIWY3d ONIQING

l

ze |z 3320
#|55 e
g me
5"
o8-
Ol
z
m [9]
Xing
Loz
Wiz 0o
=

9Z0Z6 VO ‘OPIPU0IST "SAY PUBID T 60E PUB LOE

571 ‘SMY AIUNWWos uoyelo}say

ANIWWOD | 31vQ {ON

awvis g

HOO'SOIQNLSIONMY Id MWW

a5t v e Buks

504 7, 98 LIRS S B PSS 8GR S50 PUS 436,904 B AR

4Q>E380 3LNId SYEL

R Pl ] LB A S BIGIL LR L DEGLAT 10 B,

asmsal
pamin
1696 YO 'YNONOD

{45 921) ONILSIE OL 3ONYHO ON Z3NDAYIW ONLLSKK3
02501 BUIVIHL INUSHE

(96%.17) 45 511 FINOUYA MINUOD
3508v°0) “ONITIING YBNYOO
V3V NOTS 1350408d

LITUIS ¥ NO AMLNT NIVA k3d /TTvA ONKITING ¥3d NOIS 3NO. ALLINVAD
(@3moTTY

V3HY NOIS YLOL J5012 =4505/08b01) "ONIGIING ¥3d 4500 XYW YINY WIDUINHOD
SSOY 40 4505 H3d YUY NOIS 40 461 _SNSIS TI¥Ak O3 GIMOTIY YaHY

95 NADINAOT FHL 30 SUHVONYLS Nl

SISATYNY VIV NOIS

JAILOFdSHAd OIHOLSIH

T

(6x9) 48 PE=IOVNOIS TWAA DIHOLSH

(X9T) 46 TRL=FOVNDIS TIM DIOISH

NOILVATT3 1S d3dINNr

(¥2¥ NOIS ON} 3563 3ALLYH0030

NOILVATTE INNIAVY ANVEO

BREAT) 5511 HEE NN
I3e Nos OM 3003 3MLH0330

"SNOLLYINGT¥O YAuY J0¥NOIS
NIG3JMIONI 38 OL Q33INOFY
10N “INZW313 WHNLI3LHOBY

{8926 4894)=03HSIUNITH 38 OLNOS 3INOUWM SHILSDA

'SNOLLYINDTYD vaUY JOVNOIS
N G30NION) 38 OL JRUNOIY
LON 'INZWT3 WHNLIZLHOYY

\II (95%28) 46924=NOIS FNVUWW ONILSBA

I NN W 60-CF-C GL0L/LIOE

VL OL 8L 95 Ol1O - SOSIUA MINIOT -

DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES89



P-3dNold

- T e WS

= ON

oK

e ——— St sy ivinoste s

to Ty 00 3 NOSSVYW

“Oyese v 09 O

T=5z0@Y > opipucosy
Coorans ~owe uorbunsom 3 00z
g

UAANS v BULIOOUIBUS ¥ ULy

[T Y

o o
1pg wosway
(4 i 30g puig

(M3INTY Nvd 31S)

NV1d
ALTILN / ONIAVHD
AUVNININFdd
ANVAO 3HL

Qrdinance No, 2018-23
{3561 £401) WIS NYS A

/ Dies WS
V130 SNOLLOANNCD
GNV ATV

| L35 NO RO 335
9, 300U CHYQNYLS X00 ¥3d

i T
VUSSP
T

A

i wiivn

SHY1d NN

MTWG ¥3d CALOOH
QW MV NS 0L, W03
B0 YOSLY SNOR.

ad

(pou Y201 13 Lsiray

NYLNYN ONY 1030KS

DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9



DocuSign Envelope ID: 268B7D61-1FF2-4AB3-84AE-23345CAADES9

Mitigation Monitoring and Reporting Program (MMRP)

PROJECT NAME: Initial Study/Mitigated Negative Declaration for
The Grand project (ENV18-0004)

PROJECT DESCRIPTION: Conditional Use Permit, Master and Precise
Development Plan and Demo Permit. "The Grand" project consists of the
interior and exterior renovation of the existing two-story Ritz Theater
located on East Grand Avenue, together with the demolition of the
majority of the existing one-story commercial building at the corner of
East Grand/Juniper Street. The project components include a
Conditional Use Permit for the proposed uses of the building(s),
along with a Master and Precise Development Plan and Demolition
Permit to facilitate the development of the project, design features,
demolition of the one-story building (historic resource), and proposed
additional signage in excess of the Downtown Specific Plan sign
requirements. The intended uses of the two buildings will consist of
offices; dance, art, and performance studios; a ground-floor café;
and continued use of the theater to support a variety of
entertainment and public assembly type uses, including religious
services and supporting accessory type uses. A Mitigated Negative
Declaration (MND) has been prepared pursuant to CEQA and provides an
analysis of potential impacts from the proposed project.

Phase at which the Mitigation Measures are to be implemented

Prior to issuance building and demo permits

PROJECT LOCATION: City of Escondido, CA, comprised of two parcels
(approximately 0.32 acres) generally located at the southeastern corner of
Grand Avenue and Juniper Street, addressed at 301 and 309 E. Grand
Avenue (APNs 229-461-01 & 17).

APPLICANT/CONTACT PERSON:
Church

Tim_Spivey, New Vintage

PHONE NUMBER/Email: (760) 658-4989 tim@newvintagesd.org

ASSOCIATED CASE NO.: ENV18-0004 and PHG18-0013

APPROVAL BODY/DATE: City Council, December 5, 2018

PROJECT MANAGER: Jay Paul, Planning Division
(760) 839-4537

jpaul@escondido.org

Identification | Responsibility
No. Location for Certified
Mitigation Measure Description in Doc. Implementation | Initials/Date | Comments
Cultural Resources
MM-CUL-01 Prior to submittal of construction drawing documents for building | MM-CUL-01 Project
Historic permit purposes, the developer/owner shall provide verification applicant/devel
documentation and of a Secretary of the Interior's Standards Qualified Historic oper
compliance Architect familiar with the time period of construction being
retained for documenting compliance and protection. This
verification shall be submitted to the Planning Division of City of
Escondido.
MM-CUL-02 The applicant shall complete black-and-white archival-level MM-CUL-02 | Project
Photo documentation photo documentation of all buildings constructed on the applicant
premises and proposed for preservation in place (Ritz Theatre)
or demolition (Grand Market). The photo-documentation shall

€¢-810¢ 'ON ®dueulpiO

¥ 40 | abed
WO NAIUX3
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Identification

Responsibility

No. Location for Certified
Mitigation Measure Description in Doc. Implementation | Initials/Date | Comments

be completed prior to issuance of demolition permits for the

project. Photo-documentation shall be submitted to the

Planning Division of the City of Escondido. This mitigation

measure would create a collection of preservation materials that

would be available to the public and inform future research. In

this way, documentation of the affected properties and

presentation of the findings to the community could reduce the

impact on historical resources.
MM-CUL-03 Prior to issuance of the building permit, the fully developed MM-CUL-03 Project
Review architectural architectural plans for the Project shall be reviewed by an applicant and
plans for compliance architectural historian to ensure compliance with the Standards Architectural

as outlined in the ASM report. Historian
MM-CUL-04 Historic Structure Report. Prior to construction on the site, the MM-CUL-04 Project
Historic Structures existing historic buildings must be documented. The Historic applicant
Report to determine Structure Report is the optimal first phase of historic Project
significance and preservation efforts for a significant building or structure, _ historian
appropriate treatment preceding design and implementation of rehabilitation work (Ritz

Theatre building) or demolition (Grand Market Building). The

Historic Structure Report provides a critical first step in planning

an appropriate treatment and determining the character defining

features, understanding how the buildings and site has changed

over time, and assessing levels of deterioration within the

framework of the Standards
MM-CUL-05 Historic American Building Survey Documentation (HABS). MM-CUL-5 Project
HABS report for Prior to demolition of the Grand Market building, the entire site Applicant
proper documentation and Grand Market building should be documented according to Historic
of resources the National Park Service’s Standards and Guidelines. The Architect and

documented report must be prepared by a Secretary of the Historian

Interior’'s Qualified Historic Architect and Historian. The
contents of the report shall include an architectural description,
historical context, and statement of significance, per HABS
Historical Report Standards. This documentation, formerly
referenced as HABS Level Il, shall include 11”"x17” measured
drawings; historic documentation and description in outline
format and large format quality 4’x5” photographs of the exterior
and interior of each building and features included in the
documentation. If available, copies of historic photographs of
the resources shall be included in the documentation (MM-CUL-
02). One hardcopy and one electronic (pdf) copy of this
documentation shall be submitted to each of the following: the
City of Escondido, the Escondido Historical Society, and the
Escondido Public Library Pioneer Room. The appropriate level
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Mitigation Measure

Description

Identification
No. Location
in Doc.

Responsibility
for
Implementation

Certified
Initials/Date

Comments

of HABS documentation and written narrative shall be
determined in consultation with Planning staff. This mitigation
measure would create a collection of preservation materials that
would be available to the public and inform future research. In
this way, documentation of the affected properties and
presentation of the findings to the community could reduce the
impact on historical resources.

MM-CUL-06
Salvage Materials

Salvage Materials. Prior to demolition, distinctive representative
architectural elements (interior and exterior features) shall be
identified, and if feasible, salvaged for reuse in relation to the
proposed plan, or perhaps removed to another location on-site
as provided for in the Standards. If reuse on-site is not feasible,
opportunities shall be made for the features to be donated to
various interested historical or archival depositories, to the
satisfaction of the Director of Community Development.

MM-CUL-06

Project
Applicant/
contractor

MM-CUL-07

On-Site Construction
Observation to
monitor demo and
construction activities

On-Site Construction Observation. A qualified architect shall
make periodic site visits to monitor demolition and construction
activities to assure compliance with the approved construction
documents with regards to historic resources. This shall be
documented to the satisfaction of the Director of Community
Development, prior to certificate of occupancy. During the
course of administering and implementing this measure, in the
event that previously unidentified historic fabric is discovered,
resources shall be determined by the qualified historic architect
in consultation with City staff to determine potential reuse or
donation within the framework of the Standards.

MM-CUL-07

Project
Applicant
Project
Architect

MM-CUL-08
Interpretive program

The project applicant shall work with a Planning staff or other
qualified professional to institute an interpretive program on-site
that references the property’s history and the contribution of the
historical resource to the broader neighborhood or historic
district. An example of an interpretive program may be
installation of interpretive signs or commemorative plagues in a
publicly accessible and visible location that describe the history
of the site. This must be installed prior to certificate of
occupancy. Although implementation of this mitigation measure
may reduce impacts on historical resources, it alone would not
lessen the effects to a less-than-significant level

MM-CUL-08

Project
Applicant
Planning Div

Hazardous Materials

MM-H-1
Asbestos Removal

Any materials containing asbestos that will be disturbed during
future renovation or demolition activities must be managed in
accordance with any applicable local, State and Federal

MM-H-1

Project
Applicant
Certified
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Mitigation Measure

Description

Identification
No. Location
in Doc.

Responsibility
for
Implementation

Certified
Initials/Date

Comments

regulations by a licensed abatement contractor under controlled
conditions. Current federal and state regulations require any
repair, renovation and/or demolition of such materials be
conducted only by workers and/or contractors who have been
properly trained in the correct handling of asbestos. All
asbestos work should be accomplished under the direction of
an Independent State Certified Asbestos Consultant with
oversight performed by a State Certified Site Surveillance
Technician. The materials must be disposed of at an approved
facility licensed to handle such waste.

Asbestos
Consultant

MM-H-2

The OSHA Construction Asbestos Standard requires
building and/or facility owners to notify the following
persons of the presence, location and quantity of
asbestos or material presumed to contain asbestos at
any concentration, at the work sites in their buildings and
facilities:

. Prospective employers applying or bidding for
work whose employees reasonably can be expected to
work in or adjacent to areas containing such material;

. Employees of the owner who will work in or
adjacent to areas containing such material,

. On multi-employer worksites, all employers of
employees who will be performing work within or adjacent
to areas containing such materials;

. Tenants who will occupy areas containing such
material; and

. Any additional suspect materials not previously
sampled should be assumed to contain asbestos until
further testing proves otherwise.

MM-H-2

Project
Applicant
Contractor

MM-H-3

Lead containing paint was identified on multiple surfaces at the
Site. Any loose and flakey lead containing paint on the Site
building (exterior stucco at 309 Grand) must be scraped and
removed by a licensed abatement contractor with the underlying
substrate stabilized

MM-H-3

Project
Applicant
Licensed
abatement
contractor
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EXHIBIT “D”

PHG18-0013
Property Description

APNs 229-461-01 & -17

LOT 24 AND THE WESTERLY 15 FEET OF LOT 23 IN BLOCK "P" OF ESCONDPIDO, EXCEPT
THEREFROM ALL THAT PORTION OF LOT 23 IN BLOCK "P" OF ESCONDIDG, ACCORDING TO
MAP THEREQF NO. 336, BY O. N, SANFORD, FILED IN THE OFFICE OF THE COUNTY
RECORDER OF SAN DIEGO COUNTY, JULY 10, 1886, IF ANY, INCLUDED WITHIN THE
FOLLOWING DESCRIPTION:

BEGINNING AT A POINT IN THE NORTHWESTERLY LINE OF LOT 21 IN SAID BLOCK FROM
WHICH THE NORTHWEST CORNER THEREOF BEARS SOUTH 58°13" WEST 24.53 FEET;
THENCE SOUTH 30° 47" 13" EAST 139.95 FEET TO THE SOUTHEASTERLY LINE OF SAID LOT
21; THENCE SOUTH 59° 13’ 00" WEST ALONG THE SOUTHEASTERLY LINE OF SAID LOTS 21,
22 AND 23, A DISTANCE OF 59.95 FEET; THENCE NORTH 30°55’ 40" WEST 139.95 FEET TO
THE NORTHWESTERLY LINE OF SAID LOT 23; THENCE NORTH 59°13’00" EAST ALONG THE
NORTHWESTERLY LINE OF SAID LOTS 23, 22 AND 21 A DISTANCE OF 60.30 FEET TO THE
POINT OF BEGINNING.

ALL THAT PORTION OF LOTS 21, 22 AND 23 IN BLOCK "P" OF ESCONDIDO, IN THE CITY OF
ESCONDIDO, COUNTY OF SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAP
THEREOF NO. 336, BY O. N. SANFORD, FILED IN THE OFFICE OF THE RECORDER OF SAN
DIEGO COUNTY, JULY 10, 1886, DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT IN THE NORTHWESTERLY LINE OF SAID LOT 21 FROM WHICH THE
NORTHWEST CORNER THEREOF BEARS SOUTH 59° 13' WEST 24,53 FEET; THENCE SOUTH
30°47' 13" EAST 139.95 FEET TO THE SOUTHEASTERLY LINE OF SAID LOT 21; THENCE
SOUTH 59° 13' 00" WEST ALONG THE SOUTHEASTERLY LINE OF SAID LOTS 21, 22 AND 23 A
DISTANCE OF 59.95 FEET; THENCE NORTH 30° 55' 40" WEST 139,95 FEET TO THE
NORTHWESTERLY LINE OF SAID LOT 23; THENCE NORTH 59° 13' 00" EAST ALONG THE
NORTHWESTERLY LINE OF SAID LOTS 23, 22 AND 21 A DISTANCE OF 60.30 FEET TO THE
POINT OF BEGINNING.,
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