
 
 
 
 
 

Agenda Item No.:17 
Date:  July 13, 2011 

TO: Honorable Mayor and Members of the City Council 

FROM: Barbara Redlitz, Director of Community Development   
  
SUBJECT: General Plan Update Status and Climate Action Plan 
 (Case No. PHG 09-0020, PHG 10-0016)  
 
RECOMMENDATION: 
It is requested that the City Council: 

1) Review and endorse draft goals and policies intended for inclusion in the updated General Plan 
to be analyzed in the Environmental Impact Report; and, 

2) Consider a request to initiate a private General Plan Amendment request involving 22 acres on 
Amanda Lane  

3) Review progress on other activities pertaining to the General Plan Update 
 
FISCAL ANALYSIS: 
Three contracts were approved by the City Council with the consulting firm Atkins Environmental Inc. 
to conduct planning technical studies, prepare a Climate Action Plan, and Screencheck EIR totaling 
$899,302.00 on December 15, 2010. The City Council approved an additional $500,000.00 for the 
2011-2012 FY Budget Process to complete the EIR, fund the staff Project Manager’s salary, and related 
expenses in anticipation of a public vote for the November 2012 election. 
 
ENVIRONMENTAL REVIEW: 
Staff issued a Notice of Preparation (NOP) on July 26, 2010, informing agencies, organizations and 
individuals of the City’s intent to prepare a Program Environmental Impact Report (EIR) that will 
comprehensively examine the series of actions characterized by the build-out of the General Plan. 
 
GENERAL PLAN ANALYSIS: 
The updated General Plan will meet current legal requirements, establish a framework for 
implementing the community’s vision with a planning horizon year of 2035, and address the City 
Council’s Action Plan requirements. 
 
PREVIOUS ACTION: 
The City Council has directed staff to modernize several Quality of Life Standards, perform General 
Plan text edits to incorporate updated legal requirements and a refined community vision for 
accommodating anticipated population increases and creating and/or enhancing employment lands. 
Fifteen (15) Land Use Study Areas are focused in the urban core and along transportation corridors 
where opportunity exists to enhance employment and residential mixed-use opportunities involving: 
 

1) Amending approximately 450 acres of existing residentially designated properties to 
employment land uses (Business Park, Office, and Commercial);   

2) Establishing Specific Plans, Area Plans or other types of “Overlay Districts” on approximately 
800 acres of existing employment lands with goals of attracting high-wage employers, 
intensifying land uses to raise employee densities; 
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3) Incentivizing educational institutions, vocational schools, and job training facilities along the East 
Valley Parkway corridor providing residents opportunities to enhance their personal or professional 
skills resulting in a higher trained, better educated local labor force; and, 

4) Establishing compact, high intensity urban mixed-use residential nodes in close proximity to 
employment, transit, services, shopping, recreation, and entertainment in pedestrian-friendly 
environments designed to reduce vehicle trips. 

 
Based on Council direction from March 9, 2011, the General Plan EIR will evaluate variations in 
alternatives, building intensities, mixed-use development, and residential densities. A range of 3,350 
to 5,825 net residential units will be studied for the planning horizon that would be added to the 
General Plan’s current build-out projection of 67,700 units. The range of options being evaluated in 
the EIR will allow the community and City Council flexibility in determining the General Plan 
appropriate for voters to consider at the November 2012 election. 
 
DISCUSSION: 
The General Plan is a statement of long-range public policy to guide the use of private and public lands 
within the community. The goals and policies are intended to become the foundation for decisions by 
elected and appointed officials. Most of the current General Plan goals and policies have not changed 
since their original adoption 21 years ago. As part of the General Plan Update staff is reviewing and 
evaluating each policy for its appropriateness and consistency with state law, changed conditions, 
contemporary trends, community vision, and City Council direction. 
 
All policies are proposed to be formatted as “action statements” which is a common style in modernized 
General Plans. In addition, the list of 11 General Plan Goals are proposed to be expanded to complement 
the scope of policies included in the Plan. Accompanying the staff report* (available on-line) is a side-by-
side matrix comparing the current wording of the General Plan policies with the proposed policy text, and 
comments discussing proposed changes. In general, the changes can be summarized as follows: 
 
Restructured Policies: 
Several policies, including the General Plan Land Use Policies are proposed to be restructured as a 
table (see attached Figure II-6). No changes are proposed that would change the definition of existing 
residential land uses. New General Plan Land Use categories and Overlays include: 
 
1. Urban V Residential designation (up to 45 units per acre) is proposed for areas between 

Escondido Boulevard, Centre City Parkway, Sixth Avenue and Felicita Avenue (currently 
designated Urban IV (up to 24 units per acre); 

2. Planned Office designation is proposed at the I-15 / Felicita Road interchange for up-scale office 
development to enhance employment opportunities; 

3. Tribal Land designation is proposed for federally recognized Native American Tribal land; 

4. Public Facility Overlay is proposed for single-use properties to identify individual public facilities 
such as fire stations, treatment plants, public school sites, etc.; and, 

5. Mixed Use Overlay is proposed for nodes along Escondido Boulevard and East Valley Parkway 
that would accommodate employment/residential smart growth development opportunities in 
conjunction with their underlying General Plan designations. 

*http://www.escondido.org/Data/Sites/1/pdfs/Planning/GPUpdate/071311GoalsAndPoliciesMatrix.pdf 

http://www.escondido.org/Data/Sites/1/pdfs/Planning/GPUpdate/071311GoalsAndPoliciesMatrix.pdf
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Edited Policies: 
Policies proposed for editing typically reflect conditions that have changed since the last General Plan 
update, such as reference to a previously vacant site that is now developed, or a policy calling for an 
ordinance or other action that has since been implemented. 
 
Additional Policies: 
Additional policies are proposed throughout the text that do not currently exist and reflect new 
legislation, community vision, trends in planning, and City Council direction. 
 
Deleted Policies: 
Policies are proposed for deletions that are out-of-date, no longer practiced, or unable or 
inappropriate to be implemented based on changed conditions, legislation or circumstances. Other 
policies proposed for deletion are because the language has been consolidated in another policy. A 
comment is provided for every policy proposed for deleting explaining the rationale. 
 
Other steps in the process: 
 
Traffic Circulation Study Areas: 
The City’s Circulation Element is currently being evaluated based on the General Plan alternatives 
previously described. The analysis also includes evaluating the downtown Valley Parkway / Second 
Avenue one-way couplet and the extension of light rail from the existing West Valley Parkway transit 
station to Westfield Shoppingtown pursuant to NCTD’s master plan. 
 
Climate Action Plan: 
The Climate Action Plan is underway and will provide appropriate measures for reducing GHG emissions 
improving the health and safety of the community, consistent with General Plan goals and policies. To the 
extent land uses can be arranged to minimize vehicle trips, and General Plan policies can be 
implemented that promote alternative transportation modes, positive air quality impacts can be attained. 
 
Housing Element: 
The Housing Element’s update schedule is structured by the State Department of Housing and 
Community Development and has been extended to January 2013 in order to be coordinated with 
SANDAG’s regional planning efforts. The required Housing Element Update will be coordinated with the 
remainder of Escondido’s General Plan Update and analyzed in the EIR to ensure they are ultimately 
consistent. A joint Community Workshop / Planning Commission meeting are scheduled for July 26, 2010, 
and the City Council’s first review of the Housing Element is scheduled for August 10, 2011. 
 
General Plan Amendment Initiation Request: 
Based on City Council direction given at the beginning of the General Plan Update process, staff has 
declined private property owner requests to intensify land use densities in order to: a) preserve 
existing single family residential densities; b) promote smart-growth mixed-use opportunities within 
Escondido urbanized core; and, c) evaluate areas that offer employment opportunities adjacent to 
existing transportation corridors.  
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Figure II-6 
General Plan Land Use Designations 

Land Use Designation Required Standards: 
Density and Design 
Minimum Lot Size 

Maximum Building Height 
(Also refer to policies) 

General Description of 
Uses 

Recommended 
Urban Form Characteristics 

 

Commercial 
Neighborhood Commercial 
This designation accommodates very small scale neighborhood-oriented limited retail and office activities designed to serve 
residents in the immediate vicinity. 
Neighborhood Commercial 

 
Maximum Intensity: 0.35 FAR 
Building Height: 1 story 
Maximum Lot Size: 5 ac 
Location: Minimum One (1) mile 
from any other commercial cen-
ter or commercial zone, and 
fronting on Major or Prime 
Arterial roadway. 
Design: Details of location, inten-
sity, height, scale, circulation, 
signage architecture, and lighting 
to be provided upon application. 
Appropriate landscaped buffer 
adjacent to residential. 
Pedestrian- and bicycle-friendly 
with convenient non-vehicular 
access provided. 
Dispensing motor fuel prohibited.
Zoning: 
Commercial Neighborhood (C-N) 

Small scale limited service uses 
permitted in every land use 
category including large Spe-
cific Planning Areas (SPAs) but 
may not be an appropriate land 
use in many residential or 
industrial areas. Businesses 
are intended to serve the im-
mediate neighborhood and may 
include child care facilities. 

 Low scale, low intensity, low impact 
design 

 Signage, lighting, landscaping, 
businesses and hours of operation 
compatible with the surrounding 
residential densities and intensities 

 Parking areas heavily landscaped 
to reduce radiant heat effects 

 

General Commercial 
This designation accommodates a wide variety of retail and service activities intended to serve a broad customer base. 

General Commercial 
 

Maximum Intensity: 0.5 FAR 
Building Height: 1-3 stories 
Buildings taller than 3 stories 
may be appropriate for tourist-
serving facilities or in mixed use 
overlay areas 
Maximum Lot Size: None 
Location: Along major 
thoroughfares and in higher 
intensity urban nodes. 
Design: Details of location, scale, 
intensity, height, signage, lighting, 
circulation, and architecture shall 
be provided during application. 

Zoning: 
Commercial General (C-G) 

A broad range of retail and 
service activities, including 
local-serving commercial, 
community shopping/ office 
complexes, automobile sales 
and service, eating and 
drinking establishments, 
entertainment facilities. 

 Designed to promote pedestrian 
activity characterized by “store 
front” window displays and 
extensive landscaping 

 Located and designed to be 
compatible and transition with 
adjacent uses in scale, bulk, height 

 Buildings designed to orient to 
primary street frontages, with 
individual building entries 

 Parking areas heavily landscaped 
to reduce radiant heat effects 

 Internal vehicular access between 
sites is coordinated to facilitate 
parking and minimize curb cuts 
where feasible 
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Figure II-6 
General Plan Land Use Designations 

Land Use Designation Required Standards: 
Density and Design 
Minimum Lot Size 

Maximum Building Height 
(Also refer to policies) 

General Description of 
Uses 

Recommended 
Urban Form Characteristics 

 

Industrial 
Industrial Office  
This designation accommodates a variety of activities in an industrial environment adjacent to downtown near the transit station. 

Industrial Office Maximum Intensity: 2.0 FAR 
Building Height: 1-4 stories 
Maximum Lot Size: None 
Location: Southwest of the 
Downtown Specific Planning 
Area between Centre City 
Parkway and Redwood Street 
north of Sixth Avenue. 
Land Uses: Manufacturing, ware-
house / distribution, assembling, 
wholesaling, and support type 
uses on sites which are zoned 
M-2 & M-1 zones). This land use 
designation accommodates the 
widest range of Industrial activities 
which conform to environmental 
laws and industry standards. It 
will also provide for Industrial 
Office land uses, as specified in 
the zoning code, on properties 
which transition from the existing 
M-2 or M-1 zones, to the I-O zone. 
Provisions: Properties may not 
“up-zone” from M-1 to M-2, but 
may “down-zone” from M-2 to  
M-1, or from M-1 and M-2 to I-O. 
While the I-O zone will contain 
stricter standards than the M-1 
and M-2 zone (i.e. no outdoor 
storage), a wider range of 
permitted land uses will provide 
incentive to re-zone to I-O which 
will allow this industrial area to 
recycle to less intensive uses 
without creating non-conforming 
use restrictions on existing M-2 & 
M-1 zoned properties. 
Zoning: 
Industrial Office (I-O) 
Light Industrial (M-1) 
General Industrial (M-2) 
 

Office uses transitioning from 
older manufacturing uses 
adjacent to downtown and in a 
more urban setting with nearby 
residential uses and convenient 
access to transit. 

 Generally buildings with ceiling heights 
to accommodate production and 
storage 

 Develop pedestrian connections to 
nearby transit 

 More articulation, detailing, and 
fenestration on facades visible from 
major thoroughfares and freeways 

 Landscaping and wall treatments 
incorporated to buffer adjacent 
sensitive uses 
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