
 

ORDINANCE NO. 2019-12R 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY 
OF ESCONDIDO, CALIFORNIA, APPROVING A 
SPECIFIC PLAN AMENDMENT AND A MASTER AND 
PRECISE DEVELOPMENT PLAN FOR A 145-UNIT 
SENIOR HOUSING PROJECT 
 
APPLICANT: San Diego Interfaith Housing Foundation 
CASE No.: PH.G. 17-0028 

 The City Council of the City of Escondido (“City”), California, DOES HEREBY 

ORDAIN as follows: 

SECTION 1. The City Council makes the following findings:  

a) San Diego Interfaith Housing Foundation (herein after referred to as 

“Applicant”), filed a verified application with the City of Escondido regarding property 

located at 220 N. Quince Street (APN: 229-331-10-00), in the Gateway Transit District of 

the Downtown Specific Plan, more particularly described as shown on Exhibit “A” (“the 

property”), attached to this Ordinance and incorporated herein by this reference as though 

fully set forth. Said verified application constitutes a request for an amendment to the 

Downtown Specific Plan and a Planned Development Permit (Master and Precise 

Development Plan) to construct a 145-unit senior housing project as shown on Exhibits 

“B” (Downtown Specific Plan revisions) and “C” (Master and Precise Development Plan), 

and on file in the Planning Division, Planning Case No. PHG 17-0028, and incorporated 

herein by this reference as though fully set forth. 

b) The Planning Division of the Community Development Department 

completed its review and scheduled a public hearing regarding the application before the 

Planning Commission on August 13, 2019.  Following the public hearing on August 13, 

2019, the Planning Commission adopted Resolution No. 2019-15, which recommended 
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that the City Council approve the amendment to the Downtown Specific Plan and the 

Master and Precise development Plan to construct a 145-unit senior housing project (the 

“Project”). 

SECTION 2. An original copy of the proposed 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, California 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 conducted a duly noticed public hearing on the 

matter on September 25, 2019, which was continued to October 23, 2019, for additional 

discussion.  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 reports, dated September 25, 2019, which along with 

its attachments, is incorporated herein by this reference as though fully set forth herein, 

including the Planning Commission's recommendation on the request; and 

d) Additional information submitted during the public hearing. 

DocuSign Envelope ID: DBF4B436-B9C0-4528-97E4-B80DCAC47072



 

SECTION 4.  Pursuant to the California Environmental Quality Act (“CEQA”) 

(Public Resources Code Section 21000 et seq.), the State CEQA Guidelines (Article 14 of 

the 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. The City Council, in its independent judgement, has reviewed the Final 

Initial Study/Mitigated Negative Declaration prepared for the project (City File No. ENV 

17-0008), as described in the September 25, 2019, City Council staff report, including the 

Mitigation Monitoring and Reporting Program, attached hereto as Exhibit “D” and 

incorporated herein by this reference. The City Council hereby adopts the Final Initial 

Study/Mitigated Negative Declaration, and instructs staff to file a Notice of Determination 

with the County Clerk.   

SECTION 5. Upon consideration of the Findings of Fact, attached as Exhibit “E,” 

and the Conditions of Approval, attached as Exhibit “F,” both of which are incorporated 

herein by this reference as though fully set forth herein, the City Council approves the 

Project. 

SECTION 6.   All references within this Ordinance to "Applicant" or "Developer," 

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 
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independent provision and such holding shall not affect the validity of the remaining 

portions. 

SECTION 8. As of the effective date of this ordinance, all ordinances or parts of 

ordinances in conflict herewith are hereby repealed. 

SECTION 9.  The City Council authorizes all subsequent action to be taken by 

City Officials consistent with this Ordinance.   

SECTION 10.  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 11.  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 6th day of November, 2019 by the following vote to wit: 

 

AYES              :  Councilmembers:   DIAZ, MARTINEZ, MASSON, MORASCO, MCNAMARA 

NOES              :  Councilmembers:   NONE 

ABSENT         :  Councilmembers:   NONE 

      APPROVED:  

 

      PAUL MCNAMARA, Mayor of the 
      City of Escondido, California 
 
ATTEST: 
 
 
ZACK BECK, City Clerk of the 
City of Escondido, California  
 

***** 
 
STATE OF CALIFORNIA   ) 
COUNTY OF SAN DIEGO :  ss. 
CITY OF ESCONDIDO       ) 
 
 
 I, Zack Beck, City Clerk of the City of Escondido, hereby certify that the foregoing ORDINANCE 

NO. 2019-12R passed at a regular meeting of the City Council of the City of Escondido held on the 6th day 

of November, 2019, after having been read at the regular meeting of said City Council held on the 23rd day 

of October, 2019. 

 

ZACK BECK, City Clerk of the 
City of Escondido, California  
 

ORDINANCE NO. 2019-12R 
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Ordinance No. 2019-12 
Exhibit “B” 

Page 1 of 3 
 

Page 1 of 3 
 

EXHIBIT “B” 
SPECIFIC PLAN AMENDMENT 

PHG 17-0028 / ENV 17-0008 
 
Revise Figure II-4 of the Downtown Specific Plan to allow ground floor residential uses 
on the subject property through the Planned Development application process, as 
depicted below on the following pages. 
 

EXISTING FIGURE II-4 (detail area shown for clarity) 
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PROPOSED FIGURE II-4 (detail area shown for clarity) 
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Ordinance No. 2019-12 
Exhibit “B” 

Page 3 of 3 
 

Page 3 of 3 
 

Revise Chapter III, Section B.6. of the Downtown Specific Plan as shown below. Strikeout 
typeface indicates deletions and underline typeface indicates new text.  
 

6. USABLE OPEN SPACE 

a. Definition 
Usable open space is defined as an open area or recreational facility that is integrated into 
the development, in addition to the following: 

1) Does not exceed a grade of 10% and excludes 
parking areas; 

2) Common areas measure a minimum of 10 feet 
in all directions; 

3) Private areas directly accessed from 
residential units measure a minimum of 5 feet 
in all directions; and, 

4) Includes outdoor landscaping, walks, fountains, 
recreational facilities, etc. and interior common 
recreation areas. 

 

b. Residential-Only and Mixed-Use Residential Open Space  
A minimum of 300 square feet of usable open space shall be provided per residential unit.  
 
Required open space may be reduced up to 50% subject to Planned Development and or 
Development Agreement approval in exchange for alternative open space benefitting the 
public including but not limited to: 

1) Paying a per-square-foot in-lieu fee that 
contributes toward the cost of installing, 
improving and/or expanding parkland or 
facilities in the downtown area. 

2) Providing on-site, publically accessible outdoor, 
street-level open space (i.e. plaza, courtyard, 
etc.) maintained by the property owner. 
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Landscape buffer
between Fire Land and
Biofiltration Planter

Biofiltration Planter

Existing Fence

Existing Bike Path

Turf over Structural
Support System (Invisible
Structures Inc) in
remaining Fire Lane area
that isn't the bike path.

Possible opportunities for
Recreation and/or Pet
relief, etc.

12'

VARIES

8'
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Image capture: Mar 2019 © 2019 Google

Street View - Mar 2019

Escondido, California

 Google

401 Centre City Parkway
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New landscape strip and irrigation installed by the
Quince Street project (green shaded area)

Proposed Quince
Street project

QUINCE STREET

CENTRE CITY PKWY

QUINCE STREET SENIOR HOUSING DEVELOPMENT 
Supplemental Landscape Exhibit  
(View from Centre City Pkwy looking back towards Quince Street) 
10-05-19 

Connect irrigation to existing bike path landscaping in
this area (approximate)
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Mitigation Monitoring and Reporting Program for the  
220 North Quince Street Senior Housing Project 

Mitigated Negative Declaration/Initial Study Environmental Checklist  

City File No. ENV 17-0008 
 
The City of Escondido adopts this Mitigation Monitoring and Reporting Program (MMRP) in accordance with Public 
Resources Code (PRC) Section 21081.6 and Section 15097 of the California Environmental Quality Act (CEQA) 
Guidelines. The purpose of the MMRP is to ensure that the 220 North Quince Street Senior Housing Project (proposed 
project), which is the subject of the Draft Mitigated Negative Declaration (MND) and Initial Study Environmental Checklist, 
complies with all applicable environmental mitigation requirements. The mitigation described in the MND and summarized 
below provides a broad purpose and overview of actions that will occur in order to reduce identified environmental 
impacts.  
 
For each project that is subject to CEQA, PRC Section 21081.6 requires the Lead Agency to monitor performance of the 
mitigation measures included in any environmental document to ensure that the specified mitigation is implemented. The 
City of Escondido is the designated Lead Agency for the proposed project. The City is responsible for review of all 
monitoring reports, enforcement actions, and document disposition related to implementation of the MMRP.  
 
After review and approval by the Lead Agency, minor changes to the MMRP are permitted but can only be made by the 
City of Escondido. No deviations from this MMRP shall be permitted unless it continues to satisfy the requirements of 
PRC Section 21081.6, as determined by the City of Escondido.  
 
The organization of the MMRP follows the subsection formatting style presented within the MND and Initial Study 
Environmental Checklist. Only those subsections of the environmental issues presented in the Initial Study Environmental 
Checklist that have mitigation measures are provided below in the MMRP table. All other subsections do not contain 
mitigation measures. For each mitigation measure, the MMRP table identifies the following: (1) mitigation measure, 
(2) implementation action, (3) responsible agency/party, (4) monitoring schedule, and (5) verification date.  

EXHIBIT "D"

Ordinance No. 2019-12 
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Mitigation Monitoring and Reporting Program 

220 North Quince Street Senior Housing Project 
Mitigation Monitoring and Reporting Program  69 July 2019 

MITIGATION MONITORING AND REPORTING PROGRAM 

Mitigation Measures 
Implementation, Monitoring, 

and Reporting Action Responsibility 

Monitoring Schedule 
Verification 

Date 
Before 

Construction 
During 

Construction 
After 

Construction 
Cultural Resources 
CUL-1: The City of Escondido Planning Division 
(“City”) recommends the applicant enter into a 
Tribal Cultural Resource Treatment and 
Monitoring Agreement (also known as a pre-
excavation agreement) with a tribe that is 
traditionally and culturally affiliated with the 
Project Location (“TCA Tribe”) prior to issuance of 
a grading permit. The purposes of the agreement 
are (1) to provide the applicant with clear 
expectations regarding tribal cultural resources, 
and (2) to formalize protocols and procedures 
between them. Applicant/Owner and the TCA 
Tribe for the protection and treatment of, including 
but not limited to, Native American human 
remains, funerary objects, cultural and religious 
landscapes, ceremonial items, traditional 
gathering areas and cultural items, located and/or 
discovered through a monitoring program in 
conjunction with the construction of the proposed 
project, including additional archaeological 
surveys and/or studies, excavations, geotechnical 
investigations, grading, and all other ground 
disturbing activities. 

• Applicant should enter into
a Tribal Cultural Resource
Treatment and Monitoring
Agreement.

Applicant; City of 
Escondido 
Community 

Development 
Department 

Planning Division 

X 

CUL-2: Prior to issuance of a grading permit, the 
applicant shall provide written verification to the 
City that a qualified archaeologist and a Native 
American monitor associated with a TCA Tribe 
have been retained to implement the monitoring 
program. The archaeologist shall be responsible 
for coordinating with the Native American monitor. 
This verification shall be presented to the City in a 
letter from the project archaeologist that confirms 
the selected Native American monitor is 
associated with a TCA Tribe. The City, prior to 
any pre-construction meeting, shall approve all 
persons involved in the monitoring program. 

• Require verification and
approval of qualified
archaeologist.

Applicant; City of 
Escondido 
Community 

Development 
Department 

Planning Division 

X 

Ordinance No. 2019-12 
Exhibit "D" 
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Mitigation Monitoring and Reporting Program 

220 North Quince Street Senior Housing Project 
Mitigation Monitoring and Reporting Program  70 July 2019 

Mitigation Measures 
Implementation, Monitoring, 

and Reporting Action Responsibility 

Monitoring Schedule 
Verification 

Date 
Before 

Construction 
During 

Construction 
After 

Construction 
CUL-3: The qualified archaeologist and a Native 
American monitor shall attend the pre-grading 
meeting with the grading contractors to explain 
and coordinate the requirements of the monitoring 
program. 

• Require monitoring 
program coordination. 

City of Escondido 
Community 

Development 
Department 

Planning Division; 
Qualified 

Archaeologist; 
Grading Contractor 

X    

CUL-4: During the initial grubbing, site grading, 
excavation or disturbance of the ground surface, 
the qualified archaeologist and the Native 
American monitor shall be on site full-time. The 
frequency of inspections shall depend on the rate 
of excavation, the materials excavated, and any 
discoveries of tribal cultural resources as defined 
in California Public Resources Code Section 
21074. Archaeological and Native American 
monitoring will be discontinued when the depth of 
grading and soil conditions no longer retain the 
potential to contain cultural deposits. The qualified 
archaeologist, in consultation with the Native 
American monitor, shall be responsible for 
determining the duration and frequency of 
monitoring. 

• Require on-site 
archaeological monitor and 
Native American Monitor. 

City of Escondido 
Community 

Development 
Department 

Planning Division; 
Archaeological 
Monitor; Field 
Engineering 

Division 

 X   

CUL-5: In the event that previously unidentified 
tribal cultural resources are discovered, the 
qualified archaeologist and the Native American 
monitor, shall have the authority to temporarily 
divert or temporarily halt ground disturbance 
operation in the area of discovery to allow for the 
evaluation of potentially significant cultural 
resources. Isolates and clearly non-significant 
deposits shall be minimally documented in the 
field and collected so the monitored grading can 
proceed. 

• Require identification and 
preservation of any 
unidentified cultural 
resources. 

City of Escondido 
Community 

Development 
Department 

Planning Division; 
Project 

Archaeologist; 
County Coroner; 
Native American 

Monitor 

 X   

CUL-6: If a potentially significant tribal cultural 
resource is discovered, the archaeologist shall 
notify the City of said discovery. The qualified 
archaeologist, in consultation with the City, the 
TCA Tribe and the Native American monitor, shall 
determine the significance of the discovered 

• Require identification and 
preservation of any 
significant tribal resource. 

• Consultation with Native 
American Monitor. 

City of Escondido 
Community 

Development 
Department 

Planning Division; 
Project 

 X   

Ordinance No. 2019-12 
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Mitigation Monitoring and Reporting Program 

220 North Quince Street Senior Housing Project 
Mitigation Monitoring and Reporting Program  71 July 2019 

Mitigation Measures 
Implementation, Monitoring, 

and Reporting Action Responsibility 

Monitoring Schedule 
Verification 

Date 
Before 

Construction 
During 

Construction 
After 

Construction 
resource. A recommendation for the tribal cultural 
resource’s treatment and disposition shall be 
made by the qualified archaeologist in 
consultation with the TCA Tribe and the Native 
American monitor and be submitted to the City for 
review and approval. 

Archaeologist; 
Native American 

Monitor; TCA Tribe 

CUL-7: The avoidance and/or preservation of the 
significant tribal cultural resource and/or unique 
archaeological resource must first be considered 
and evaluated as required by CEQA. Where any 
significant tribal cultural resources and/or unique 
archaeological resources have been discovered 
and avoidance and/or preservation measures are 
deemed to be infeasible by the City, then a 
research design and data recovery program to 
mitigate impacts shall be prepared by the qualified 
archaeologist (using professional archaeological 
methods), in consultation with the TCA Tribe and 
the Native American monitor, and shall be subject 
to approval by the City. The archaeological 
monitor, in consultation with the Native American 
monitor, shall determine the amount of material to 
be recovered for an adequate artifact sample for 
analysis. Before construction activities are allowed 
to resume in the affected area, the research 
design and data recovery program activities must 
be concluded to the satisfaction of the City. 

• Require research design 
and data recovery 
program. 

• Consultation with Native 
American Monitor. 

City of Escondido 
Community 

Development 
Department 

Planning Division; 
Project 

Archaeologist; 
TCA Tribe 

 X   

CUL-8: As specified by California Health and 
Safety Code Section 7050.5, if human remains 
are found on the project site during construction or 
during archaeological work, the person 
responsible for the excavation, or his or her 
authorized representative, shall immediately notify 
the San Diego County Coroner’s office. 
Determination of whether the remains are human 
shall be conducted on-site and in situ where they 
were discovered by a forensic anthropologist, 
unless the forensic anthropologist and the Native 
American monitor agree to remove the remains to 
an off-site location for examination. No further 
excavation or disturbance of the site or any 

• Require identification and 
preservation of any 
undiscovered cultural 
resources or human 
remains. 

City of Escondido 
Community 

Development 
Department 

Planning Division; 
Project 

Archaeologist; 
County Coroner 

 X   
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Mitigation Monitoring and Reporting Program 

220 North Quince Street Senior Housing Project 
Mitigation Monitoring and Reporting Program  72 July 2019 

Mitigation Measures 
Implementation, Monitoring, 

and Reporting Action Responsibility 

Monitoring Schedule 
Verification 

Date 
Before 

Construction 
During 

Construction 
After 

Construction 
nearby area reasonably suspected to overlie 
adjacent remains shall occur until the Coroner has 
made the necessary findings as to origin and 
disposition. A temporary construction exclusion 
zone shall be established surrounding the area of 
the discovery so that the area would be protected, 
and consultation and treatment could occur as 
prescribed by law. In the event that the remains 
are determined to be of Native American origin, 
the Most Likely Descendant, as identified by the 
Native American Heritage Commission, shall be 
contacted in order to determine proper treatment 
and disposition of the remains in accordance with 
California Public Resources Code section 
5097.98. The Native American remains shall be 
kept in-situ, or in a secure location in close 
proximity to where they were found, and the 
analysis of the remains shall only occur on-site in 
the presence of a Native American monitor. 
CUL-9: If the qualified archaeologist elects to 
collect any tribal cultural resources, the Native 
American monitor must be present during any 
testing or cataloging of those resources. 
Moreover, if the qualified Archaeologist does not 
collect the cultural resources that are unearthed 
during the ground disturbing activities, the Native 
American monitor, may at their discretion, collect 
said resources and provide them to the TCA Tribe 
for respectful and dignified treatment in 
accordance with the Tribe’s cultural and spiritual 
traditions. Any tribal cultural resources collected 
by the qualified archaeologist shall be repatriated 
to the TCA Tribe. Should the TCA Tribe or other 
traditionally and culturally affiliated tribe decline 
the collection, the collection shall be curated at 
the San Diego Archaeological Center. All other 
resources determined by the qualified 
archaeologist, in consultation with the Native 
American monitor, to not be tribal cultural 
resources, shall be curated at the San Diego 
Archaeological Center. 

• Require that a Native 
American monitor is 
present during any testing 
or cataloging.  

• Any tribal cultural 
resources collected by the 
qualified archaeologist 
shall be repatriated to the 
TCA Tribe.  

• Any tribal cultural 
resources collected by the 
qualified archaeologist that 
are denied collection by the 
TCA Tribe shall be curated 
at the San Diego 
Archaeological Center.  

• Any resource determined 
not to be a tribal cultural 
resource shall be curated 
at the San Diego 
Archaeological Center.  

City of Escondido 
Community 

Development 
Department 

Planning Division; 
Project 

Archaeologist 

 X X  
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Mitigation Monitoring and Reporting Program 

220 North Quince Street Senior Housing Project 
Mitigation Monitoring and Reporting Program  73 July 2019 

Mitigation Measures 
Implementation, Monitoring, 

and Reporting Action Responsibility 

Monitoring Schedule 
Verification 

Date 
Before 

Construction 
During 

Construction 
After 

Construction 
CUL-10: Prior to the release of the grading bond, 
a monitoring report and/or evaluation report, if 
appropriate, which describes the results, analysis 
and conclusion of the archaeological monitoring 
program and any data recovery program on the 
project site shall be submitted by the qualified 
archaeologist to the City. The Native American 
monitor shall be responsible for providing any 
notes or comments to the qualified archaeologist 
in a timely manner to be submitted with the report. 
The report will include California Department of 
Parks and Recreation Primary and Archaeological 
Site Forms for any newly discovered resources. 

• Require documentation of 
analysis and data by the 
qualified archaeologist. 

• Consultation with Native 
American Monitor. 

Qualified 
Archaeologist; 

Native American 
Monitor 

  X  

Geology and Soils 
GEO-1: General and specific recommendations 
identified in Section 8.0 of the project 
Geotechnical Investigation prepared by SCST 
(2017) shall be implemented in the design and 
construction of the proposed project to address 
the presence of potentially compressible and 
potentially liquefiable soils. To mitigate the 
potentially compressible soils and reduce the 
potential for static settlement and distress to the 
planned building and improvements, remedial 
grading of the existing upper soil shall be 
performed. To mitigate the liquefaction hazard 
and the resulting settlements to acceptable levels, 
ground improvement consisting of rammed 
aggregate piers extending down to the underlying 
granodiorite shall be performed. A qualified 
geotechnical consultant shall observe the ground 
improvement operations and verify that hazards 
related to compressible soils and liquefaction 
have been mitigated to acceptable levels. All 
applicable recommendations, including those 
identified in the Geotechnical Investigation (SCST 
2017) located in Appendix C of the MND, shall be 
included on the grading and site plans prepared 
for the project and shall be implemented during 
project design and construction. Project grading 
plans shall be reviewed by a qualified 

• Require remedial grading 
of existing upper soil.  

• Require ground 
improvement consisting of 
rammed aggregate piers 
extending down to the 
underlying granodiorite.  

• Require a qualified 
geotechnical consultant to 
observe the ground 
improvement operations 
and grading.  

• Require a qualified 
geotechnical consultant to 
review final design 
submittal. 

Qualified 
Geotechnical 
Consultant; 

Construction 
Contractor 

X X   
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Mitigation Monitoring and Reporting Program 

220 North Quince Street Senior Housing Project 
Mitigation Monitoring and Reporting Program  74 July 2019 

Mitigation Measures 
Implementation, Monitoring, 

and Reporting Action Responsibility 

Monitoring Schedule 
Verification 

Date 
Before 

Construction 
During 

Construction 
After 

Construction 
geotechnical consultant prior to final design 
submittal to determine if additional analysis and 
recommendations beyond those summarized 
above (and listed in full in the Geotechnical 
Investigation) are required. All geotechnical 
recommendations shall be fully implemented in 
accordance with applicable industry/regulatory 
standards (e.g., CBC requirements). 
Hazards and Hazardous Materials 
HAZ-1: Testing for soil contamination shall be 
conducted by an individual licensed in the State of 
California to assess soil conditions for the 
potential presence of contaminated soils following 
the completion of grading activities, but prior to 
construction of on-site structures. Soil sampling 
shall be performed in areas deemed most likely to 
have had residual impact from previously released 
diesel fuel, gasoline, or waste oil associated with 
the historical recognized environmental condition 
at the property. In the event that contaminated 
soils are encountered, these soils shall be 
properly tested, managed, and disposed of at a 
licensed facility in accordance with the County 
Department of Environmental Health 
requirements. 

• Require testing for soil 
contamination in areas 
most likely to have had 
residual impact from 
previously released 
hazardous materials. 

• Require testing, managing, 
and disposal of 
contaminated soils.  

Applicant/ 
Construction 
Contractor 

X    

Noise 
NOI-1: For the project’s habitable areas (both 
living rooms and bedrooms) with a view (including 
partial) of North Quince Street or West Valley 
Parkway, which are likely to exceed an interior 
noise level of 45 CNEL, the following measures 
shall be incorporated to provide the required noise 
control to ensure that noise levels at interior 
habitable areas are 45 CNEL or less: 
• Exterior wall requirement of standard 0.875-

inch stucco over 0.5-inch shearwall on 2x6 
studs with 0.625-inch Type “X” Drywall. 

• Minimum window requirement of STC 28. 
• Window construction of dual glazing window 

thickness 0.125-inch and 0.5-inch air gap. 

• Require incorporation of 
noise minimization 
measures into the 
construction of exterior 
walls and windows. 

• Require appropriate air 
circulation.  

• Require the inclusion of a 
mechanical ventilation 
system into the building 
design.  

Applicant/ 
Construction 
Contractor 

X X   
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Mitigation Monitoring and Reporting Program 

220 North Quince Street Senior Housing Project 
Mitigation Monitoring and Reporting Program  75 July 2019 

Mitigation Measures 
Implementation, Monitoring, 

and Reporting Action Responsibility 

Monitoring Schedule 
Verification 

Date 
Before 

Construction 
During 

Construction 
After 

Construction 
• Appropriate means of air circulation and 

provision of fresh air must be present to allow 
windows to remain closed for extended 
intervals of time so that acceptable levels of 
noise can be maintained on the interior. 

• The building design would include a 
mechanical ventilation system that would 
meet the criteria of the International Building 
Code (Chapter 12, Section 1203.3 of the 
2013 CBC) to ensure that windows would be 
able to remain permanently closed. 
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EXHIBIT “E” 
 

FACTORS TO CONSIDER / FINDINGS OF FACT 
 

PHG 17-0028 / ENV 17-0008 
 
 
Environmental Determination(s): 
 

1. Pursuant to the California Environmental Quality Act, (CEQA, Public Resources Code 
Section 21000 et. seq.), and its implementing regulations (the State CEQA Guidelines), 
Article 14 of the California Code of Regulations Section 15000 et. seq., the City of 
Escondido is the Lead Agency for the project (“Project”), as the public agency with the 
principal responsibility for approving the Project. 
  

2. An Initial Study/Mitigated Negative Declaration (IS/MND) for the Project was prepared, 
published, circulated and reviewed in accordance with the requirements of CEQA, the 
State CEQA Guidelines, and the local environmental procedures. The decision making 
body of the Lead Agency shall adopt the proposed IS/MND only if:  
 

- It finds on the basis of the whole record before it that there is no substantial 
evidence the project will have a significant effect on the environment, and  

- The IS/MND reflects the Lead Agency's independent judgment and analysis. 
 

3. The Final IS/MND and Mitigation Monitoring and Reporting Plan (MMRP), collectively 
constitute the environmental documentation under and pursuant to CEQA, the CEQA 
Guidelines, and local environmental procedures relating to the project, and shall be 
referred to herein collectively as the "CEQA Documents."  
 

4. The City Council has received the material record supporting all of the CEQA Documents 
for the project. The City Council finds the following:  
 

- The IS/MND reflects the City’s independent judgment and analysis.  
- That there is no substantial evidence that the Project or any of its aspects could 

result in significant adverse impacts that cannot be mitigated related to the 
CEQA Documents, with the implementation of the mitigation measures in the 
MMRP.  All previously identified impacts have been mitigated to less than a 
significant level.  

- The City Council also finds that the mitigation measures listed in the MMRP 
will not cause any potentially significant effects.  
 

5. Mitigation measures are recommended to be incorporated as part of the adoption of the 
Mitigated Negative Declaration. The recommended approval of the Project also includes 
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the adoption of the Mitigation Monitoring and Reporting Program (MMRP) that is attached 
to the Resolution.  
 

6. The City Council further finds the Final IS/MND has been completed in compliance with 
CEQA and it constitutes a complete, accurate, adequate and good faith effort at full 
disclosure under CEQA.  
 

7. Pursuant to Public Resources Code Section 21081.6(a)(2) and CEQA Guidelines Section 
15091(e), all documents and other materials which constitute the record of proceedings 
are located at the City of Escondido, City Civic Center.  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. 

Specific Plan Amendment: 
 

1. The public health, safety and welfare would not be adversely affected by the proposed 
amendments to the Downtown Specific Plan because the amendment would refine 
development standards in a manner that would allow a development that would assist in 
ongoing efforts to promote an economically vibrant downtown with high-density residential 
uses in close proximity to the Escondido Transit Center. 
 
The proposed action to amend the Downtown Specific Plan to: 1) change the location for 
allowable ground-floor residential land uses, and 2) allow a reduction in open space 
requirements through either a Planned Development or Development Agreement approval 
rather than both.  The Amendment is necessary to accommodate the development of the 
Quince Street Senior Housing Project and to streamline regulatory requirements while 
facilitating the reasonable application of land use regulation to ensure desired community 
character is preserved.  

 
2. The proposed amendments to the Downtown Specific Plan would not be detrimental to 

surrounding properties since they would assist in implementation of the vision and goals 
identified in the Specific Plan. The proposed changes would have no effect on the 
residential density allowed in the area and would not allow any new commercial uses that 
are not already permitted in the Specific Plan.  Additionally, the amendment would allow 
a development that would increase the residential population in an area where public 
transportation is readily available and would support the economic viability of existing and 
future businesses in the project vicinity. 

 
3. The proposed amendment to the Downtown Specific Plan would be consistent with the 

General Plan because it would not increase residential densities allowed by the General 
Plan, would not detrimentally impact levels of service on area roadways, would not unduly 
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burden public services in the area, and would be consistent with the transit-oriented 
development opportunities envisioned for the project area.  It would also retain the General 
Plan vision which states the Downtown Specific Plan shall provide a range of retail, office, 
financial, cultural and residential opportunities. The specific plan goal to create an 
efficiently organized, aesthetically pleasing and vibrant downtown is further enabled and 
enhanced as a result of the proposed amendment. 

 
Master and Precise Development Plan: 
 

1. The location, design, and residential density of the proposed planned development are 
consistent with the goals and policies of the Escondido General Plan since high-density 
residential development is permitted and encouraged in Specific Plan Area #9.  The 
proposed infill residential project would be in conformance with General Plan Housing 
Goals and Policies to plan for quality managed and sustainable growth and provide a 
range of housing opportunities for all income groups and populations with special needs, 
and which encourage a compact, efficient urban form the promotes transit, supports 
nearby commercial establishments and takes advantage of infrastructure improvements 
installed to accommodate their intended intensities. 

 
2.  The proposed location of the development allows the planned development to be well 

integrated with its surroundings by providing a high-density residential housing project for 
senior citizens in close proximity to transit, and near retail and other commercially 
developed properties. Adequate parking, circulation, utilities and access would be 
provided for the development (as detailed in the staff report).  The residential project also 
would not be out of character for the area because the Gateway Transit District of the 
Downtown Specific Plan envisions an upscale urban area with a mix of high-density 
residential and commercial development, and the proximity to the Escondido Transit 
Center makes the density appropriate.  The overall mass and scale of the buildings is 
appropriate for the proposed location due to the street-oriented appeal and urban design 
characteristics, along with the quality of the architectural design and use of a variety of 
building materials and colors. 
 

3. All vehicular traffic generated by the proposed development would be accommodated 
safely and without causing undue congestion upon adjoining streets, according to the 
Mitigated Negative Declaration, issued June 8, 2019 (City File No. ENV 17-0008), the 
traffic study completed for the project by Linscott , Law & Greenspan, Engineers (June 3, 
2019), and the Engineering Division. 
 

4. The overall design of the proposed residential development would produce an attractive, 
efficient and stable environment for living, since adequate residential amenities, parking, 
and landscaping would be provided, and the design of the development is consistent with 
a high quality, urban infill project that will provide housing opportunities within walking 
distance of downtown commercial and retail services consistent with the City’s vision for 
the downtown area.   
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5. The reduction in open space is warranted due to the high-quality and well thought-out 
design of the project which includes amenities appropriate for a senior housing project, 
including a large plaza, community room/club house, and other view decks and outdoor 
seating areas.  The project also proposes to make improvements to Escondido Creek 
adjacent to its property line, as well as providing landscaping for an additional off-site 
section of the Escondido Creek Trail. 
 

6. The proposed development would be well integrated into its surroundings, since the new 
structure would incorporate compatible and integrated architecture, materials and colors, 
the project would not be visually obstructive or disharmonious with surrounding areas, or 
harm major views from adjacent properties.  The proposed grading design would not result 
in any manufactured slopes or pad that would create any significant adverse visual or 
compatibility impacts with adjacent lots, nor block any significant views.   Extensive 
grading is not required to support the project, and 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 not located on a skyline or intermediate ridge, and 
the site does not contain any significant topographical features. 
 

7. Utilizing the Planned Development process allows flexibility from the Specific Plan 
requirements to achieve a high-density residential project in the urban core.  The project 
would provide residential opportunities integrated into a comprehensive and self-
contained development, which creates an environment of sustained desirability and 
stability through the controls offered and regulated through the Planned Development 
process. 
 

8. The project would provide an environment of sustained desirability and stability since city 
services and adequate access would be provided, adequate parking would be provided, 
the proposed architecture would be integrated into its surroundings, and the project could 
serve as a catalyst for further revitalization efforts in the area. 
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EXHIBIT “F” 
CONDITIONS OF APPROVAL  

PHG 17-0028 / ENV 17-0008 
 

 
 
Planning Division Conditions 
 
 
A. Project Mitigation Measures 
 

1. The approval of the Specific Plan Amendment and Master and Precise Development Plan, 
Planning Case Nos. PHG 17-0028 and ENV 17-0008, (hereinafter referred to as "Project"), 
is granted subject to the approval of the Final IS/MND and is subject to all Project features 
and mitigation measures contained therein. Applicant shall implement, or cause the 
implementation of the Final IS/MND Mitigation Monitoring and Reporting Program, 
provided as an Exhibit “D” to this ordinance.  

 
B. General 
 

1. This project is conditionally approved as set forth on the application received by the City 
of Escondido, all designated as approved by the City Council on October 23, 2019, and 
shall not be altered without express authorization by the Community Development 
Department. 
 

2. Approval of this request shall not waive compliance with any sections of the Municipal 
Code and all other applicable City regulations in effect at the time of Building Permit 
issuance unless specifically waived herein.  Nothing in this permit shall relieve the 
Applicant from complying with conditions and regulations generally imposed upon 
activities similar in nature to the activity authorized by this permit.  This action does not 
relieve the applicant of the obligation to comply with all ordinances, statutes, regulations, 
and procedures. 
 
Exceptions granted by the Planned Development Permit to the development standards 
identified in the Downtown Specific Plan are as follows: 

 
a) Allow ground-floor residential use (parking garage as an accessory use to residential 

uses above) 
 

DocuSign Envelope ID: DBF4B436-B9C0-4528-97E4-B80DCAC47072



Ordinance No. 2019-12 
Exhibit “F” 

Page 2 of 17 
 

Page 2 of 17 
 

3. Prior to any use of the project site pursuant to this permit, all conditions of approval 
contained herein shall be completed or secured to the satisfaction of the Community 
Development Department. 
 

4. The developer shall be required to pay all development fees of the City prior to building 
permit issuance, including any applicable City-Wide Facilities fees at the established rate. 
Such fees may include, but not be limited to: Permit and Plan Checking Fees, Water and 
Sewer Service Fees, School Fees, Traffic Mitigation Fees, Flood Control Mitigation Fees, 
Park Mitigation Fees, Fire Mitigation/Cost Recovery Fees, and other fees listed in the Fee 
Schedule, which may be amended.  Arrangements to pay these fees shall be made prior 
to building permit issuance to the satisfaction of the Community Development Department. 
 

5. All construction shall comply with all applicable requirements of the Escondido Zoning 
Code and requirements of the Planning Department, Building Official, and the Fire Chief. 
 

6. Prior to building permit issuance, the applicant shall enter into and cause to be recorded 
a Senior Housing Regulatory Agreement, to be provided by the City, which shall contain 
requirements for the design, phasing, construction, marketing, occupancy and 
maintenance of the senior housing project.  The provision herein does not limit the 
authority of the applicant to enter into an affordable housing covenant or regulatory 
agreement with nonpossessory interest in real property imposing limitations, restrictions 
or affirmative obligations that encourage development or that ensure continued availability 
of affordable rental and owner-occupied housing for low or moderate income individuals. 
 

7. Up to three (3) residential units in the project may be age-unrestricted. Said age-
unrestricted units shall be occupied by on-site property management and/or maintenance 
staff only. 
 

8. The appropriate agreement(s) shall contain the term, household income requirements and 
restrictions (if any), rental rate restriction (if any), sales price restriction (if any), monitoring 
procedures and any other conditions to ensure the appropriate occupancy during the term. 
The occupancy term of the senior housing project shall commence on the issuance of 
certification of occupancy for unit, and continue in accordance with provisions contained 
within the Senior Housing Ordinance (Article 41 of the Escondido Zoning Code).  Said 
Regulatory Agreement shall be of a form and content satisfactory to the Community 
Development Director. 
 

9. The legal description, attached as Exhibit “A” to this ordinance, has been provided by the 
applicant and neither the City of Escondido nor any of its employees assume responsibility 
for the accuracy of said legal description. 
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10. All requirements of the Public Partnership Program, Ordinance No. 86-70 shall be satisfied 
prior to building permit issuance.  The ordinance requires that a public art fee be added at 
the time of the building permit issuance for the purpose of participating in the City Public 
Art Program. 
 

11. Three (3) copies of revised plan sets, reflecting any modifications identified in these 
conditions of approval, shall be submitted to the Planning Division for certification. Said 
plans must be certified by the Planning Division prior to submittal of grading, public 
improvement and landscape plans for the project.  
 

12. This Planned Development Permit shall expire three (3) years after the date of final 
approval of this project, that date being the effective date of the ordinance approving the 
Permit, unless building permits are issued for the project. Extensions of time may be 
requested in the same manner as would be permitted for a tentative map. 
 

13. An inspection by the Planning Division will be required prior to occupancy of the project.  
Items subject to inspection include, but are not limited to, parking layout and striping, 
identification of handicap parking stalls and required signage, landscaping, trash 
enclosures, and architecture, as well as any other conditions of approval.  Everything shall 
be installed prior to calling for an inspection, although preliminary inspections may be 
requested. Contact the project planner at (760) 839-4671 to arrange a final inspection. 
 

14. At all times during the effective period of this permit, the responsible party shall obtain and 
maintain in valid force and effect, each and every license and permit required by a 
governmental agency for the operation of the authorized activity. 
 

15. In the event that any of the conditions of this permit are not satisfied, the Community 
Development Department shall cause a noticed hearing to be set before the authorized 
agency to determine whether the City of Escondido should, acting through the authorized 
agency, add, amend, or delete conditions and regulations contained in this permit. 
 

16. Nothing in this permit shall relieve the applicant from complying with conditions and 
regulations generally imposed upon activities similar in nature to the activity authorized by 
this permit. 
 

17. Nothing in this permit shall authorize the applicant to intensify the authorized activity 
beyond that which is specifically described in this permit.  Any future modifications to the 
approved project will be reviewed relative to the findings for substantial conformance.  
Modifications beyond the scope described therein will require submittal of an amendment 
to the project plans and approval by the authorized agency. 
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18. The City of Escondido hereby notifies the applicant that State Law (SB 1535) effective 
January 1, 2007, requires certain projects to pay fees for purposes of funding the 
California Department of Fish and Wildlife. If the project is found to have a significant 
impact to wildlife resources and/or sensitive habitat, in accordance with State law, the 
applicant shall remit to the City of Escondido Planning Division, within two (2) working 
days of the effective date of the adoption of the Mitigated Negative Declaration, a check 
payable to the “San Diego County Clerk,” in the amount of $ $2,404.75 for a project with 
a Mitigated Negative Declaration, which includes an additional authorized County 
administrative handling fee of $50.00 ($2,354.75 + $50). Failure to remit the required fees 
in full within the specified time noted above will result in County notification to the State 
that a fee was required but not paid, and could result in State imposed penalties and 
recovery under the provisions of the Revenue and Taxation code. In addition, Section 
21089(b) of the Public Resources Code, and Section 711.4(c) of the Fish and Game Code 
provide that no project shall be operative, vested, or final until all the required filing fees 
are paid. If the fee increases after the date of this approval, the applicant shall be 
responsible for the increase.  

 
C. Architecture and Design 
 

1. All signs are to be approved by a separate sign permit. All signs must be consistent with 
the sign standards in the Downtown Specific Plan. 
 

2. A minimum of 80 cubic feet of private storage shall be provided in each residential unit. 
Said storage shall be in addition to typical cabinets and closets, and shall have no 
dimension less than two feet. 
 

3. Any retaining walls and raised planters shall be constructed with split-face block or shall 
be stucco-finished to match the color(s) used on the building.  
 

4. All exterior lighting shall conform to the requirements of Article 35 (Outdoor Lighting 
Ordinance) of the Escondido Zoning Code. 
 

5. Prior to building permit issuance, proposed outdoor lighting fixtures shall be submitted to 
the Planning Division for review and approval.  
 

6. Site lighting and photometric plans shall be included with the building plans. 
 

7. The building, architecture, colors and materials, and conceptual landscaping shall be in 
substantial conformance with the Master and Precise Development Plan attached as 
Exhibit “C” to this ordinance and on-file with the Planning Division, except as modified by 
these conditions of approval.  Any major modifications to the exterior architectural building 
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elements or lessening of the quality of the exterior design shall require the processing of 
a Precise Plan modification, as described in Article 19 of the Escondido Zoning Code. 
Minor modifications may be approved through a design review process described in Article 
64 of the Escondido Zoning Code.  
 

8. Color and material callouts on the plans shall be revised to reflect those shown on the 
Architectural Color Scheme board submitted by the applicant on January 15, 2019, and 
on-file in the Planning Division. 
 

9. Louvered vents or other method of screening acceptable to the Director of Community 
Development shall be provided on the ground floor in order to screen the garage from 
public view.  Wrought iron fencing is not sufficient. 
 

10. Illuminated art panels shall be provided in locations shown on the plans attached to this 
ordinance as Exhibit “C.” Final design of said panels shall be subject to design review by 
the Planning Division. 
 

11. All mechanical equipment shall be screened from view in accordance with Section 33-
1085 of the Escondido Zoning Code. 
 

12. All new utilities shall be underground. 
 
D. Operational 

 
1. Trash and recycling shall be picked up as frequently as necessary to prevent overflow.  

 
2. The property owner/manager shall be responsible for placing trash and recycling bins by 

the utility gate near the southeast side of parking garage prior to scheduled pickup time(s). 
Bins shall not impede vehicular circulation within the parking garage. Bins shall be 
returned to the trash room as soon as they have been emptied by the hauler. 
 

3. Provisions shall be made so that trash and recycling materials are not placed in the trash 
chute(s) while the bins are not in place. This may be accomplished by providing other 
receptacles in the trash room when the bins are not in place, by locking the chutes, or by 
other means that will accomplish this provision.  
 

4. Permitted animals/pets shall be allowed in conformance with those identified in the 
Escondido Zoning Code for R-5 zoned properties, unless more restrictive standards are 
applied by the property owner.  
 

5. The property owner/manager shall install and maintain a pet-waste station in the open 
space area adjacent to the fire lane on the north side of the project. Waste bags shall be 
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replenished whenever necessary and the waste receptacle emptied on a daily basis or 
more often if necessitated by use of said receptacle.  
 

6. All project generated noise shall conform to the City’s Noise Ordinance (Ordinance 90-
08). 
 

7. Security cameras shall be provided if deemed necessary by the Police Chief. 
 

8. Any decorative pavement, driveways and sidewalks shall be indicated on the building and 
landscape plans, including appropriate notes regarding type and color of materials. Any 
decorative paving damaged or removed by the City or other utility provider in order to 
perform maintenance of public utilities shall be replaced at the sole expense of the 
property owner. 
 

9. Balconies and patios shall be kept in a neat and orderly manner.  Items stored on 
balconies should be kept out of view or properly screened.  Items shall not be hung over, 
across or on balconies or patios (such a towels, clothing, etc.). 

 
E. Parking, Access and Circulation  
 

1. A minimum of 120 parking spaces shall be provided on-site, including at least four 
accessible parking spaces. No more than 30 percent of the parking spaces shall be 
compact spaces. 
 

2. Electric vehicle charging spaces shall be provided in accordance with the California 
Building Code. 
 

3. All parking spaces shall be striped in conformance with Article 39 of the Escondido Zoning 
Code. 
 

4. All onsite parking spaces shall be within a grade-level garage accessed from one driveway 
on N. Quince Street. Said driveway and all interior parking aisles shall be a minimum of 
24 feet wide. 
 

5. The garage identified in Parking, Access and Circulation condition no. E4 above may be 
gated, however said gate shall remain open from 7:00 a.m. to 7:00 p.m. The City Engineer 
may require modifications to these hours if it is determined that they are not sufficient to 
preclude impacts to the traffic flow on N. Quince Street resulting from vehicle queuing.  
 

6. The gated access identified in Parking, Access and Circulation condition no. E5 above 
shall be electric. All residents with assigned parking spaces and all employees shall be 
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provided with remote access for entrance into the garage. An electric/magnetic loop shall 
be installed on the interior of the garage so that the gate automatically opens for exiting 
vehicles. 
 

7. A parking and garage management plan shall be submitted to the City for review. Said 
plan shall address parking lot access, space assignment(s), gate hours, general 
maintenance, signage and striping, delivery and other short-term parking 
allowances/requirements, guest parking and access, utility access, trash/recycling 
staging, and any other issues which affect the use and maintenance of the parking garage.  
 

8. A utility gate shall be provided in the alley, near the southeast corner of the building, to 
allow maintenance and other utility access to the site, including, but not limited to, pickup 
of trash and recycling. 
 

9. An emergency access/fire lane with a minimum width of 20 feet shall be provided along 
the north and east sides of the building, to the satisfaction of the Fire Department.  

 
F. Landscaping 

 
1. All landscaping shall be installed prior to occupancy.  

 
2. All vegetation shall be maintained in a flourishing manner, and kept free of all foreign 

matter, weeds and plant materials not approved as part of the landscape plan.   
 

3. All irrigation shall be maintained in fully operational condition.   
 

4. The property owner assumes all responsibility for maintaining all on-site landscaping and 
any landscaping in the public right-of-way adjacent to the property, including potted plants. 
 

5. Five copies of detailed landscape and irrigation plans shall be submitted to the 
Engineering Services Department with the second submittal lf the grading plan. The initial 
submittal of the landscape plans shall include the required plan check fees. 
 

6. The landscape and irrigation plans shall be reviewed and approved by the Planning 
Division and Engineering Services Department prior to issuance of grading permits, and 
shall be equivalent or superior to the conceptual landscape plans included as part of the 
Master and Precise Development Plans, to the satisfaction of the Planning Division. The 
required landscape and irrigation plans(s) shall comply with the provisions, requirements 
and standards outlined in Article 62 (Landscape Standards) of the Escondido Zoning 
Code, except where stricter requirements are imposed by the State of California. The 
plans shall be prepared by, or under the supervision of, a licensed landscape architect.   
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7. The installation of the landscaping and irrigation shall be inspected by the project 

landscape architect upon completion. He/she shall complete a Certificate of Landscape 
Compliance certifying that the installation is in substantial compliance with the approved 
landscape and irrigation plans and City standards.  The applicant shall submit the 
Certificate of Compliance to the Planning Division and request a final inspection. 
 

8. Street trees shall be provided along each of the site’s street frontages, in conformance 
with the Landscape Ordinance and the City of Escondido Street Tree List. Due to the 
presence of a sewer main under the sidewalk on N. Quince Street, it may be necessary 
to provide street trees in above-ground pots, designed to the satisfaction of the Director 
of Community Development and City Engineer. If it is necessary to install street trees in 
above-ground pots along N. Quince Street, street trees along W. Valley Parkway shall 
also be placed in above-ground pots to maintain a uniform and cohesive appearance 
along the project frontages. 
 

9. Trees planted in pots shall be selected based on their ability to flourish in such 
circumstances.  
 

10. Details of project fencing and walls, including materials and colors, shall be provided on 
the landscape plans.  Building permits may be required. 
 

11. “Grass-crete” or other similar plant-able surface material capable of supporting fire 
apparatus (75.000 pounds) shall be installed on the portion of the fire lane along the north 
side of the property that is not paved for use as a bike path. If the “grass=crete” is damaged 
or removed by the City or other utility provider in order to perform maintenance of public 
utilities, it shall be replaced at the sole expense of the property owner. 
 

12. A contiguous strip of landscaping shall be provided between the bike lane and the 
proposed building. 
 

13. The developer shall install landscaping and irrigation in a strip of land along the south side 
of the bike path, between the project’s eastern property line and Centre City Parkway, as 
shown in Exhibit “C.” Planting materials and species shall be consistent with those 
provided on the project site.  
 

Engineering Conditions 
 
General 
 

1. The applicant shall provide the City Engineer a current Title Report covering the subject 
property. 
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2. As surety for the construction of required off-site improvements, bonds and agreements 

in a form acceptable to the City Attorney shall be posted by the developer with the City of 
Escondido prior to the approval of any building permit. 
 

3. If site conditions change adjacent to the proposed development prior to completion of the 
project, the developer will be responsible to modify his/her improvements to accommodate 
these changes.  The determination and extent of the modification shall be to the 
satisfaction of the City Engineer. 
 

4. All public improvements shall be constructed in a manner that does not damage existing 
public improvements.  Any damage shall be determined by and corrected to the 
satisfaction of the City Engineer. 

 
Street Improvements and Traffic 
 

1. The developer shall construct street improvements, including but not limited to, concrete 
curb, gutter, sidewalk, street lights, street trees, paving and base on the following streets 
within and adjoining the project boundary: 

 
STREET CLASSIFICATION 

             W. Valley Parkway                     Collector (32’ half width) 
 
See appropriate typical sections in the current Escondido Design Standards for additional 
details. 
 

2. The W. Valley Parkway improvements shall transition within the existing driveway apron 
east of the site. 
 

3. All driveways shall be alley-type in accordance with Escondido Standard Drawing No. G-
5-E, with a minimum throat width of 24 feet. 
 

4. All unused driveways shall be removed and replaced with full height curb and gutter and 
sidewalk in accordance with City standards. 
 

5. The developer may be responsible for an overlay of Quince Street and W. Valley Parkway 
due to the many utility trenches necessary to serve this project.  The determination of the 
extent of the overlay shall be to the satisfaction of the City Engineer. 
 

6. An Encroachment Permit shall be obtained from the Engineering Department for all work 
within the public right-of-way.  Contact the Engineering Field Office at 760 839-4664 to 
arrange for the Encroachment Permit and inspections, and note on the plans. 
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7. A 30-foot radius curb return and pedestrian ramp shall be constructed at the northeast 

corner of W. Valley Parkway and Quince Street.  
 
8. Adequate horizontal sight distance shall be provided at all street intersections and 

driveway entrances.  Increased parkway widths, open space easements, and restrictions 
on landscaping and raised planters may be required at the discretion of the City Engineer.  

 
9. The developer’s engineer shall prepare a complete signing and striping plan for all 

improved roadways. The developer’s contractor shall complete all necessary removal of 
existing striping and signage and shall install all new signing and striping per the approved 
plans and as directed by the Field Engineer. 

 
10. The developer will be required to provide a detailed detour and traffic control plan for all 

construction within the existing right-of-way, to the satisfaction of the Traffic Engineer and 
the Field Engineer.  The traffic control plan shall be approved prior to the issuance of an 
Encroachment Permit for construction within the public right-of-way. 

 
11. The developer shall be required to install “No Parking – Bike Lane” signs and red-paint the 

curb along the project’s N. Quince Street and W. Valley Parkway frontage at 150-foot 
spacing, except in the area designated as the delivery/loading zone described in Street 
Improvement and Traffic condition no. 16 below.  The signs shall be mounted on the street 
light poles where possible. 

 
12. The developer shall be required to construct a LED street light in accordance with 

Escondido Standard Drawing No. E-1-E on Quince Street near the project’s entrance.   
 
13. Pedestrian access routes conforming to the American Disabilities Act shall be provided 

into the project from the public sidewalk, to the satisfaction of the City Engineer. 
 
14. All gated entrances shall be designed and constructed to the satisfaction of the City 

Engineer and the Fire Marshal. 
 
15. The project owner shall remove and replace all damaged sidewalks and curb and gutters 

along project frontages on Quince Street and W. Valley Parkway to the satisfaction of the 
City Engineer, prior to issuance of Certificate of Occupancy. 

 
16. An 8.5 foot-wide and 100-foot long loading zone shall be constructed along the project 

frontage on Quince Street. 
 
17. The existing traffic signal the intersection of W. Valley Parkway and Quince Street shall 

be modified to accommodate the required widening of W. Valley Parkway and the 30’ curb 
return to the satisfaction of the City Engineer.  Modifications shall include relocating or 
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replacing the traffic signal poles and equipment, cabinets, pull boxes, video detection, etc., 
per all current MUCTD and Caltrans standards. 

 
18. The existing traffic signal at W. Valley Parkway and Centre City Parkway shall be modified 

to add an audible pedestrian signal (A.P.S.) system to the satisfaction of the City Engineer. 
 
19. An engineered improvement plan is required for all public improvements (unless only 

sidewalks, driveways and/or streetlights are required).  The developer shall post security 
for these improvements and an improvement plan shall be approved by the City of 
Escondido prior to issuance of any building permits.  All required improvements shall be 
constructed prior to final acceptance of subject construction by the City. 

 
Grading 
 

1. A site grading and erosion control plan prepared by a registered Civil Engineer shall be 
approved by the Engineering Department.  The first submittal of the grading plan shall be 
accompanied by 3 copies of the preliminary soils and geotechnical report.  The soils 
engineer will be required to indicate in the soils report that he/she has reviewed the grading 
design and found it to be in conformance with his/her recommendations. 
 

2. Erosion control, including riprap, interim sloping planting, gravel bags, or other erosion 
control measures shall be provided to control sediment and silt from the project.  The 
developer shall be responsible for maintaining all erosion control facilities throughout the 
development of the project. 
 

3. All private driveways and parking areas shall be paved with a minimum of 3” AC over 6” of 
AB or 7” PCC over 6” AB.  All paved areas exceeding 15% slope or less than 1.0% shall 
be paved with PCC.   
 

4. The developer shall be required to construct a 20-foot-wide emergency access road on 
the north side of the property to the satisfaction of the City Engineer and City Fire Marshal.  
The width of the access road located on City property (along Escondido Creek bike path) 
and on this property shall be to the satisfaction of the City Engineer and Fire Marshall. 
 

5. The trash enclosure area shall be constructed or modified to comply with storm water 
quality management requirement to the satisfaction of the City Engineer. 
 

6. A Construction General Permit is required from the State Water Resources Control Board 
for all storm water discharges associated with a construction activity where clearing, 
grading, and excavation results in a land disturbance of one or more acres. 
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7. After the approval of the site grading and erosion control plan, and prior to the start of 
construction of the grading and street improvements, the developer shall obtain a Grading 
Permit and Encroachment Permit from the Engineering Field Office.  Contact the 
Engineering Field Office at 760 839-4664 to arrange for the Encroachment Permit and 
inspections. 
 

8. Any blasting operations performed in connection with the improvements of the project shall 
comply with the City of Escondido Blasting Operations Ordinance. 
 

9. The developer shall be required to obtain permission from adjoining property owners for 
any off-site grading and slopes necessary to construct the project and/or the required 
improvements. 
 

10. The developer shall be responsible for the recycling of all excavated materials designated 
as Industrial Recyclables (soil, asphalt, sand, concrete, land clearing brush and rock) at a 
recycling center or other locations approved by the Director of Engineering Services. 
 

11. All site grading and erosion control plans shall be prepared by a Registered Civil Engineer.  
A separate submittal to the Engineering Department is required for the site grading and 
erosion control plans.  Plans will not be forwarded from the Building Department.   

 
Drainage 
 

1. Final on-site storm drain improvements shall be determined to the satisfaction of the City 
Engineer and shall be based on a drainage study to be prepared by the Engineer of Work.  
The drainage study shall be in conformance with the City of Escondido Design Standards. 
 

2. The project shall limit drainage flows to their pre-construction rates.  Details and 
calculations for basins shall be submitted and approved as part of the grading plan check. 
 

3. A Storm Water Quality Management Plan (SWQMP) in compliance with the City’s latest 
adopted Storm Water Design Manual shall be prepared for all newly created or replaced 
onsite impervious areas, impervious frontage, and required offsite improvements.  The 
SWQMP shall be submitted for approval with the final improvement and grading plans.  
The SWQMP shall include hydro-modification calculations, treatment calculations, post-
construction storm water treatment measures, and maintenance requirements. 
 

4. All site drainage with emphasis on the parking and drive way areas shall be treated to 
remove expected contaminants using a high efficiency non-mechanical method of 
treatment.  The City highly encourages the use of bio-retention basins within or along the 
perimeter of the parking and driveway area as the primary method of storm water 
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treatment and hydro-modification compliance.  The landscape plans shall reflect these 
areas of storm water treatment. 
 

5. All on-site storm drains, detention basins, and all post-construction BMP’s facilities are 
private.  The responsibility for maintenance of these storm drains shall be that of the 
property owner. 
 

6. Site Design and Source Control Best Management Practices (BMPs) shall be 
implemented to the maximum extent practicable.  Downspouts of the building shall be 
directed to landscaping to allow the infiltration of runoff into the ground.  Where feasible, 
runoff from the hardscape areas shall be directed to landscaped areas to allow infiltration 
into the ground. 
 

7. The developer will be required to have the current owner of the property sign, notarize, 
and record a Storm Water Control Facility Maintenance Agreement.  
 

8. The project owner shall install and maintain trash capture devices on existing storm drain 
inlets along the project’s frontage to the satisfaction of the City Engineer. 

 
Water Supply 
 

1. Required water main improvements for the project include construction of an 8-inch public 
water main in Quince Street from Valley Parkway along the project’s Quince Street 
property frontage to the north end of the parcel. The 8-inch water main shall be in 
accordance with the current City of Escondido Design Standards and Standard Drawings 
and to the satisfaction of the Utilities Engineer.  The existing 6-inch water main in Quince 
Street that the 8-inch water main is replacing shall be abandoned. 
 

2. Required water main improvements for the project include construction of an 8-inch public 
water main extension in the private access drive on the easterly side of the proposed 
project. The 8-inch water main extension shall serve the proposed hydrant at the northeast 
corner of the proposed building and shall be designed and constructed in accordance with 
the current City of Escondido Design Standards and Standard Drawings and to the 
satisfaction of the Utilities Engineer. A public utility easement shall be granted to the City 
of Escondido with a minimum easement width of 10-feet.  
 

3. The existing 8-inch public water main that extends from Valley Parkway north along the 
easterly side of the proposed project shall be located within a minimum 10-foot public 
utility easement.  
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4. Fire hydrants together with an adequate water supply shall be installed at locations 
approved by the Fire Marshal. Fire hydrants shall connect to a minimum 8-inch water 
main. 
 

5. A fire suppression sprinkler system shall be designed and constructed per current City of 
Escondido Design Standards and Standard Drawings and per the requirements of the Fire 
Marshal. 
 

6. A 1-inch minimum water service, 1-inch water meter, and back flow prevention device 
shall be required for domestic water supply per City of Escondido Design Standards and 
Standard Drawings.  The water meter and back flow prevention device shall be located 
near the northeast corner of the site.  Water meters and back flow prevention devices shall 
not be installed within a driveway apron or private drive areas. 
 

7. A 1.5-inch minimum irrigation service, 1.5-inch irrigation meter, and back flow prevention 
device shall be required for domestic water supply per City of Escondido Design 
Standards and Standard Drawings.  The water meter and back flow prevention device 
shall be located near the northeast corner of the site.  Water meters and back flow 
prevention devices shall not be installed within a driveway apron or private drive areas. 
 

8. All on-site water lines and backflow prevention devices beyond the City water meter shall 
be considered a private water system.  The property owner shall be responsible for all 
maintenance of these water lines and appurtenances. 
 

9. No trees or deep rooted plants shall be planted within 10-feet of any water mains. 
 

10. There shall be no permanent structures located within the City’s Public Utilities 
Easements. 
 

Sewer 
 

1. A private 6-inch minimum PVC sewer lateral with a standard clean-out within 18-inches of 
the Public Utilities Easement or right-of-way shall be constructed for the project and shown 
on the Improvement and Grading plans. Sewer laterals less than 8-inches in diameter 
shall connect to the sewer main with a wye fitting or Inserta-Tee. 
 

2. All sewer laterals shall be constructed per current City of Escondido Design Standards 
and Standard Drawings and per the current Uniform Plumbing Code.   
 

3. No trees or deep rooted bushes shall be planted within 15-feet of any sewer main or within 
10-feet of any sewer lateral except in movable above-ground planters, to the satisfaction 
of the City Engineer. Sewer laterals shall be 5-feet horizontally clear from other utilities. 
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4. Should the above-ground planters referenced in Sewer condition no. 3 above need to be 

moved to allow access to a sewer main or lateral, it shall be the responsibility of the 
property owner to temporarily remove said planters. The property owner will also be 
responsible for putting the planters back in place after any work which necessitated their 
relocation has been completed. 
 

5. All sewer laterals shall be considered a private sewer system. The property owner shall 
be responsible for all maintenance of the sewer laterals to the sewer main. 
 

6. There shall be no permanent structures located within the City’s Public Utilities 
Easements. 

 
Easements and Dedication 
 

1. The developer shall dedicate 6 feet of right-of -way along the proposed loading zone 
located on the project frontage on Quince Street.  
 

2. A ten (10)-foot public utility easements shall be granted to the City for the public water 
main extension in the private access drive on the easterly side of the proposed project.   
 

3. The property owner shall grant to the City a two (2) foot public utility easement along the 
property frontage of Quince Street and W. Valley Parkway in accordance with the design 
standards and the requirements of the City Engineer. 
 

4. The owner shall dedicate to the public a 20-foot radius corner rounding at Quince Street 
and W. Valley Parkway. 

5. An emergency access easement shall be granted to the City for the portion of the 
emergency access located along the north end of the parcel.  The width of the easement 
shall be to the satisfaction of the City Engineer and Fire Marshal. 
 

6. All easements, both private and public, affecting subject property shall be delineated and 
labeled on the grading plans. 
 

7. The developer shall make arrangements to remove from title all existing easements which 
conflict with the proposed project structure. 
 

8. Material necessary for processing a dedication or easement shall include: a current grant 
deed or title report, a legal description and plat of the dedication or easement signed and 
sealed by a person authorized to practice land surveying (document size) and traverse 
closure tapes.  The City will prepare all final documents. 
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Repayment and Fees / Cash Security and Fees 
 

1. A cash security shall be posted to pay any costs incurred by the City to clean-up eroded 
soils and debris, repair damage to public to private property and improvements, install or 
maintain BMP’s, and stabilize and/or close-up a non-responsive of abandoned project.  
Any moneys used by the City for clean-up or damage will be drawn from this security.  The 
remaining portion of this clean-up security shall be released upon final acceptance of the 
grading and improvements for this project.  The amount of the cash security shall be 10% 
of the total estimated cost of the grading, drainage, retaining wall, landscaping, and best 
management practices item of work with a minimum of $5,000 up to a maximum of 
$50,000, unless a higher amount is deemed necessary by the Director of Engineering 
Services. 
 

2. The developer will be required to pay all development and plan check fees of the City then 
in effect at the time, and in such amounts as may prevail when building permits are issued. 

 
Miscellaneous Requirements / Surveying and Monumentation 
 

1. All property corners shall be monumented by a person authorized to practice land 
surveying and a Record of Survey Map (or Corner Record if appropriate) shall be recorded.  
If all record property corners of record are found at the completion of the project, they shall 
be flagged in the field for inspection and no corner record or record of survey will be 
required. 
 

Utility Undergrounding and Relocation 
 

1. All new dry utilities to serve the project shall be constructed underground. 
 

2. The developer shall sign a written agreement stating that they have made all such 
arrangements as may be necessary to coordinate and provide utility construction, 
relocation, and undergrounding.  All new utilities shall be constructed underground.  

 
Fire Department Conditions 
 

1. Project shall comply with mid-rise ordinance. 
 
2. An approved paved all weather access and an adequate water supply shall be provided 

prior to combustibles being brought to the site.  
 
3. Vertical clearance of 13’6” shall be provided over all access roadways.  
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4. Turning radius of 28ft inside shall be provide on access.  
 
5. Gates/fencing shall not impede fire access.  
 
6. Provide covers over “panic” buttons in the units, to prevent false alarms. Work with 

Escondido Fire Department on specifications for these covers. 
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