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I.

INTRODUCTION

&,

Furpose: The Palpos Vista property will be developed in  accordance
with this Bpecific Plan, which consists of & map and this text,
This Specific Plan is adopted by the City Council of the City of
Escondide and establishes development regulations and standards for
the Palos Vista site. This Specific Plan will only focus on
development regulatory procedures which  wvary from existing
procedures, Existing City Policies and ordinances apply to
development within the Paleos Vista project unless specifically
discungsed in this Specific Plan.

Aduthorization: The authority for adoption of the Palos Vista
Spacific Plan (8P 87-~01) originates from the State Government Code
Ssction 65450, At the local level, the Palos Vista Specific Plan is
authorized through the Land Use Element of the City of Escondido
General Plan, particularly through the designation of this property
as 2 "Specific Planning Ares,® through the General Plan Amendment
process {GPA 87-02 Sub Item No. 1}.

Scope of Specific Plan: The Palos Vista Specific Plan encompasses
the property owned by Prima Development Company and Shea Homes as of
the amendment date of this Specific Plan. The project consists of

. approximately 975 acres in which the developer seeks to create a

new residential community consisting of a variety of dwelling types
totaling 730 units. Within the limits of the Specific Plan, the
developer wishes to have some flexibility in determining the precise
type of dwelling unit to Dbe constructed. The Specific Plan
provides for the development of large-lot estate sales, conventicnal
detached single~family homes, duplexes and zero lot line dwelling
units.

The units are distributed among the three neighborhoods as follows:

Neighborhood 1 691
Neighborhood 2 ]
Neighborhood 3 39 -

Section 6.2.3 of the Palos Vista Development Agreenment states "In
the event that the City shall contend in any action or proceeding
that by virtue of the changes shown in the Grading Plan, any rights
of Quner under the Existing Vesting Map are changed, modifised or
affgcted in any way, then the total number of dwelling units
permitted {within Neigbborhood 1 and 2 combined) hereundsr is 743,
the density and intensity of such dwelling units is as set forth in
the Exlsting Vesting Map...%.

Logation: The Palos Vista property is located within the northwest
edge of the Clty of Escondido. Figure 1 illustrates the project
location - within fthe County and in relation to the surrounding area.
The Clty of San Marcos lies to the west and southwest, the Escondido
Country Club and surrounding residential neighborhoods are to the
southeast, the unincorporated lands in the County of San Diege are
lovated to the north and a few isclated county jurisdiction lands
are to the east and south.
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B,

Phyvsical Setting: The property iz generally characterized by slopes
facing to the northwest and southeast, leading to a broad relatively
fiat interior ridge in the scuthwestern portion of the property.
The northeast portion of the property is characterized by steeper
boulder strewn slopes. The elevational low of 800 feet lies in the
southeast corner with the highest point of 1,335 feet beinyg located
in the northwest corner. A portion of the southern boundary of the
property is formed by a flume owned by the Vista Irrigation
District.

amendment:  This amended Pales Vista Specific Plan, {Caze HNo. 88~
127~DA/SP/GEY, is subsegquent to the changes which have occurred
through processing a Development Agresment and modifications to the
praviously  approved grading design for Vesting Tentative
Subdivision Tract $83, Resolution No. 4530. This amendment brings
the Specific Plan text into conformance with the modifications made
to the grading design and scope’ of development per the Palos Vista
Development Agreement, adopted on March 13, 1889, by Orxdinance No.
89-06. :

I-3



CHAPTER I
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AND

CITY GENERAL PLAN




Ix.

PLAN CONFORMANCE TO STATE LAW AND CITY REQUIREMENTS

A,

Conformance With State Government Code 65450 et seg,:

Sacotion

65451 of the Government Code, identifies the oontent of

gpecific plans. The following discussion illustrates how Palos
Vista Specific Plan conforms to each criterion:

1.

State Governmental Code Recuirements:
The distribution, location, and extent of the uses of land,
including open space, within the area covered by the plan.

Palos Vista Specific Plan Conformancs;

In addition to the written Palos Vista Specific Plan text,
a Specific plan exhibir has been prepared illustrating the
lopation, distribution, and extent of the uses of the site.

State Governmental Code Reguirements:

The proposed  distribution, location, and extent and
intensity of major components of public and private
transportation, sevage, water, drainage, solid waste
disposal, energy, and other essential facilities proposed
to be leocated within the area covered by the plan and
needed to support the land uses described in the plan.

Palos Vista Specific Plan Conformance:

Chapter III, Plan Description, of the Palos Vista Specific
Plan describes in detail the essential facilities proposed
to be located within the avea covered by the plan.

State Governmental Code Requirements:

Standards and criteria by which development will proceed,
and standards for the conservation, development, and
utilization of natural resources, where applicable.

Palos Vista Specific Plan Conformance:

See Chapter IV for a detailed description of standards and
criteria by which development will proceed on the Palos
Vista project.

State Governmental Code Reguirements:

{a) & program of implementation wmeasures including
regulations, programs, public works projects, and financing
MEasNres necessary to carry out reguirements (1), {2}, and
{33,

{b) The specific wplan shall include a statemsnt of the
relationshiy of the specific plan to the general plan.

Palosg Vista Specific Plan Conformancs:

{a} & detailed program of implementation measures has been
inciuded in the Falos Vista Specific Flan text, see Chapler
V.

{b} The relationship of the Palos Viasta Specific Plan to

C the General Plan is incliuded in thies section immediately

following the State Govermnmental Code conformance.

Ii-1



Ganeral Plan Property Sultability Crxiteria:

The Gensral Plan for the City of Escondide makes provisions for the
utilization of spec;f;c plans as a land planning and =zoning device
for those locations having unigue physical characteristics. The
following discussion outlines the property sultability criteria
identified in the General Plan and illustrates how the Palos Vista
Specific Plan complies with each criterion:

1.

General Plan Reguirement:

Should be of sufficiently large area 8¢ as to take advantage of
density transfers whers appropriate, thereby preserving
significant open space areas within the Specific Plan area,

Palos Vista Specific Plan Compliance:.

The Palos Vista Specific Plan totaling 878 acres is of
sufficient size to enable the transfer of density from 690
acres, which will be preserved in open space.

General Plan Reguirement:

Should have unigue physical characteristics, such as uneven
terrain or hillside areas that, without a Specific Plan, would
effectively preclude develcopment pursuant to existing land use
designations and zoning ordinances.

Palos Vista Specific Plan Compliance:

The Palos Vista site ranges in elevation from 800 feet to 1,500
feet with two major formations reflected in its topography.
The property is generally characterized by slopes facing to the
northwest and southeast, leading to a broad relatively f£flat
interiocr ridge in the southwestern portzon of the property.
The northeast portion of  the property is characterized by
steeper boulder strewnslopes.

General Plan Requirement:

Should be of sufficient area that lends itself to a
comprehensive site design utilizing & combination of attractive
landscaping and open space amenities left 4in their natural
condition.

Palos Vista Specaflc Plan Compliance:

The Palos Vista site is large enough to accommodate varlcus
recreational amenities, including & community center, tennis
courts and swimming pool. Development of the site will be in
conformance with landscape guidelines further described in
Chapter IV, Development Standards.

General Plan Reguiremsnt:

Should be of suffliclent area and nature that lends itself to
long-term development phasing {e.g. in excess of fiwve years)
which can effectively be monitored and controlled by a Specific
Plan.

Palos Vista Specific Plan Compliance:

The Palos Vista Specific Plan with 730 units will take
approximately ten vears to builld out. The entire development
will be controlled by the Specific Plan.

General Plan Requirement:

Should be developable by applicants having sufficisnt financial
resources to perform the reguisite studies and to satisfy the
Mandatory Specific Plan reguirements.

Ii-2



Palos Vista Specific Plan Compliance: ,

The property owners are Prima Development, a partnership, who
has owned the property sincel’d7?7, and Shea Homes. Prima
Develcpment has committed substantial resources into the
development of the property in accordance with the Specific
Plan reguirements.

HMandatory Specific Plan Regquirements:

Mo specific plan shall be -adopted by the City Council until the
Council has reviewed the proposed plan for compliance with the
Mandatory Specifiz Plan Reguirements as ocutlined on page 75 of the
Land Use Element of the General Plan. Pollowing is an outline of
the regquirements and the compliiance of the Palos Vista Specific Plan
to each reguirement:

1.

General Plan Reguirement:

residentisl, industrial, and commercial structures bulilt within
the Specific Plan area shall be constructed under rigorous
gquality contrel programs and safeguards ({(e.g. appropriate
restrictive covenants running with the land).

Palos Vista Specific Plan Compliance:

The Specific Plan requires development guidelines to be
submitted with project plans for review and acceptance by the
Homeowners’ Association and Architectural Review Committee.
See Chapter V, Implementation.

General Plan Requirement:
Appropriate protection against soil erosion, partigularly where
hillside development is invclved, shall be assured.

Palos Vista Specific Plan Compliance:
The Design Guidelines and Develeopment Standards establish
extensive landscaping guidelines on graded areas to protect
against soil erosion. See Chapter IV, Landscaping.

General Plan Requirement:

Assurance shall be provided that any hillside cutting will be
minimized or appropriately landscaped so that visible scarring
will be mitigated to the extent feasible.

‘Palos Vista Specific Plan Compliance:

The ultimate development will consist of 730 dwelling units of
which approximately 6%1 are located in the flat areas and
somewhat gentler slopes with the remaining 39 units being
terrain fitted. The landscaping program of the Development
Standards requires slope landscaping in order to reduce any
vigual impacts(see Chapter IV, Landscaping).

General Plan Reguirement:
All open space areas shall be identified and appropriate
msasures providing for thelr preservation shall be included.

Palos Vista Specific Plan Compliance:

he Palos Vista Specific Plan identifies 630 acres of open
space. | The guidelines for preservation of open space are
gutlined in Chapter III, Plan Description,

11~3 .



General Plan Reguirement:

Design oriteria, development regqulations, and  bullding
standards shall pe provided sufficlent to ensurs that
residential, industrial, and commercial structures are
compatible with the surrounding environment.

Palos Vista Specific Plan Compliance:

Development Standards addressing puilding standards,
development regulations and design criteris are outlined in
Chapter IV, Design Guidelines and Development Standards,

Genaeral Plan Requirement:

hdequate assurance shall bes provided that the circulation and
acoess needs of the project residents and the surrounding
community are properly addressed.

Palos Vista Specific Plan Compliance
Ciroulation recuirements mre sstablished in Chapters III and V.

General Plan Regquirement:

Appropriate arrangements to ensure that public facilities and
services adegquate to serve the project residents are available
shall be described.

Palos Vista Specific Plan Compliance:

The Palos Vista Specific Plan has provisions for the water,
sewer, storm drainage, power, streets, fire protection,
communication and recreational reguirements of <the future
residents. See Chapter III and V. The adequacy of these
facilities are further illustrated in the E.I.R. and the Fiscal
Impact Report.

Palos Vista Specific Planning Area Guidelines

1.

Design Guidelines and Development Standards:

Palos Vista is a 979 acre master planned residential community.
The Specific Plan shall include detailed design standards
including landscaping and architecture to insure a cohesive
high-guality community. In addition, the Specific Plan shall
provide guidance for permitted land uses and their respective
development standards.,

Grading:

Aoproximately 93% of the proposed dwelling units shall be
located within the flatter areas of the Specific Planning Arsa.
The Specific Plan text shall include 2 grading program
putlining standards to be followed on manufactured slopes. B
detailed landscaping program for these arsas graded, will be
included to mitigate any adverse wisual impacts.

Viasual Screening/Off-site

The Specific Plan szhall include & comprehensive landscaping
program to insure that the development is properly screened
from surrounding uses.

Architecture:

The Specific Plan shall provide architectural guidelines to

insure a strong, consistent level of product guality throughout
the Palos Vista planned community.

114



Open Space:

approximately 69%0 +/- acres have been designated as open space
of the 979 acre Palos Vista development. The Specific Plan
shall define those open space areas and make provisions for
thelr maintenance.

Services and Utilities:
The Specific Plan text shall lnclude a comprehsensive analysis

of the services and utilitles available and needed for
development of the Palos Vista community.

1i-5



CHAPTER Ili
PLAN DESCRIPTION




1L

PLAN DESCRIPTION:

A. Overall Concept: The Palos Vista project is a planned community providing a mixture of

residential land use densities supported by large open space areas. The development plan
for Palos Vista was devised after the site had undergone rigorous analysis and study to
identify the areas best suited for development and the most appropriate type of
development to be utilized. The broad, relatively flat, interior ridge in the southwestern
portion of the site is the area in which density has been directed while the steeper slopes
to the northeast are designated Agricultural Estate. The project will preserve the
aesthetics of the vicinity through the permanent dedication of large sections of natural
and improved open space areas. The anticipated built out of the entire project is between
eight and ten years.

. Land Use Descriptions: The development plan for the Palos Vista site promotes a

balanced rural residential community in terms of housing types and economic appeal.
The land use areas generally relate to topographically and environmentally unconstrained
areas with the custom estates and agricultural estates extended to areas with moderate
constraints. {See the Specific Plan Exhibit on the following page.)

It should be noted that this plan is a general representation of the lot pattern and road
locations. The submittal of a Tentative Subdivision Map shall refine the specific plan
outlined below without requiring further specific plan amendments.

Following is a detailed description of each land use type:
1. Residential:

The total land used for residential purposes (including streets) is 288 acres or
29% of the total 979 acre project. The Palos Vista community is divided into
three unique residential neighborhoods in which the land features and product
type have been closely tailored. These neighborhoods are identified as
Neighborhood One, Two and Neighborhood Three (see Figure 2). A brief
synopsis of the development characteristics of each neighborhood follows:

a. Neighborhood One is located in the flat areas and gentler slopes in the
southwestern portion of the property. As a result of these flatter land features
the majority of dwelling units will be located within this planned
neighborhood. Of the 730 dwelling units ultimately being developed,
approximately 691 are located in Neighborhood One. Approximately 128
acres will be developable supported by 289 acres of open space.

Neighborhood One: Neighborhood One is divided into fifteen sub-areas
identified as sub-area A-1 through A-15 on the Specific Plan Exhibit. Sub-
areas A-l through A-7, and A-12 are for individual project development,
sub-areas A-8 through A-11 will be preserved as open space, sub-area 12 will
be designated as a public facility parcel or single-family residence subject to
R-1 standards, with sub-areas A-13 through A-15 not included as part of the
Specific Plan. Housing types allowed in Neighborhood One are single-
family detached residences, zero lot line single-family residences, and
duplexes. (Revised 7/9/03, Reso. 2003-167)

-1
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Given the large scale nature and long term bulldout of the
Palos Vista project, developers need to retain flexibility
to - respond to changing wmarket conditions along with
counterbalancing the needs of the public and £uture
property owners. This approach recognizes the developer’s
intention Lo retain flexibility for product type varieties
within each Sub-area. This is acceptable as long as the
balance of Neighborhood One ig left to be developed at a
level mnot to excesd the average gross density of 1.9
dufs/acre. The total number of dwelling units allowed for
Heighborhood One shall not excessd §91.

Az part of the approved Develcpment Agreement, the property
owner agrees to offer the Public Fagllity Parcel for
dedication to the City for a public library or such other
purpose reguested by the City which the owner reasonably
agress is consistent with the owner’s development of the
property. The City has six months from receipt of such
offer of dedication to accept the offer. If the City
fails to accept the owner's offer with this six month
period, the owner’s offer of dedication shall be deemed
withdrawn.

Neighborhood Two: Neighborhood  Two, consisting of
approximately 63 acres, is located in <the southwest
panhandle of the project in relatively steeper topography.
This site is to be dedicated to the City of Escondido for
park or open space purposes. Section 6.6.1 of the Palos
Vista Development Agreement states "owner agrees to offer
the Park Parcel for dedication to the City for park
purposes or such other purpose requested by the City, which
owner, in owner’s reasonable Judgment, £inds to be
consistent with the project and in the best interest of the
future residents of the project, provided, however, the (i)
public access to the Park Dedication shall be provided
through Richland Road only and

{(ii) the project shall have pedestrian access to the Park
Parcel. City shall have six months from receipt of such
offer of dedication to accept such offer. If the City
fails to accept cwner’s offer within six month pericd,
owner’s offer of dedication shall be deemed withdrawn®. In
the event the City fails to accept owner's offer, the &3
acres will become private open space to be maintained by
Nelighborhood One Community Homeowners Association.

Neighborhood Three: HNeighborhood Three is located in the
northeast porticn of the Palos Vista sivte and consists
of a maximum of thirty-nine (39) Agricultural Estate lots.
Generally, these lots average approximately 12 +/~ acres in
gize {(See Figuvre 5). In certaln limited instances due Lo
topography and/or zroad alignment, the lots may range in
size from 1.7 +/- to BE 4/~ acres. Agricultural uses are
permitted within the approximate 337, +/- acres of open
space.

ITi-3



2. Open Space:

The Palos Vista project consists of approximately 979 acres of which 690 +/-
acres are permanent open space. The open space system primarily serves an
aesthetic function in addition fo preserving mnative vegetation, protecting
biclogical habitat, and maintaining natural drainage conditions. Below is a
description of the open space by Neighborhoods.

a. Neighborhood One — Neighborhood One totals approximately 417 acres of
which 289 acres are designated as open space. All undisturbed open space
within Neighborhood One is contained within four large lots to be
permanently reserved as open space and maintained by the Neighborhood
One Community Homeowner’s Association, however, wireless facilities are
a conditionally permitted use within the Neighborhood One Open Space area
subject to approval of a conditional use permit. Wireless facilities shall be
fimited to 35° in height and follow the development standards set forth in the
City’s Zoning Ordinance Article 34. The manufactured slopes created by the
major circulation road will be maintained by the Palos Vista Master
Homeowners’ Association. The remaining manufactured slopes will be
maintained by the Neighborhood One Community Homeowners’
Association. Chapter IV, Landscaping, further explains the maintenance

responsibilities of the two homeowners’ associations. (Revised 7/9/03, Reso. 2003-
167)

b. Neighborhood Two ~ Neighborhood Two consists of approximately 63 acres
and shall be dedicated to the City of Escondido as a park or open space
parce] and maintained as such by the City of Escondido. See Chapter III,
item B-1b, for further details.

¢. Neighborhood Three — Neighborhood Three consists of approximately 497
acres of which 337 acres are designated as agricultural open space to be
maintained by the individual property owner. An open space easement will
be dedicated to the City of Escondido for a 3.3 acre archaeological site. The
slopes created by the major circulation road will be maintained by the Palos
Vista Master Homeowners’ Association.

3. Recreation Center:

The recreation center identified as Lot A-Rec on the Specific Plan exhibit, will
serve as the social focus for the Palos Vista community. This 3.5 acre recreation
center may consist of such facilities as tennis courts, swimming pool and spa,
community center, locker rooms, racquetball courts, volleyball, picnic area and
exercise/walking trails. The one acre pad created by grading exemption 4G will
serve as a passive recreation area. This one acre site could, at a later date, be
improved to include community recreational amenities.

4, Public Facilities Site:

Lot A-12 of the Specific Plan Exhibit is a 1.3 acre lot located at the entry of the
Palos Vista project which will be dedicated to the City of Escondido for a public
facility site. Much attention and detail will be given by the City of Escondido to
both architecture and landscaping of this facility to immediately establish the
Spanish Mediterranean and European ambiance of the community. Perimeter
buffering to protect adjacent residential properties will be implemented with the
final grading plans.

Iil-4
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ﬁ Archeaciogical Open Space Easement
Maintained by City of Escondido

Agricuitural Open Space Areas to be ‘
Maintained by iIndividual Agricultwral / Estate "
Property Owners ' |

Neighborhood Three
Figure 5
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Cirgulation Plan: The Palos Vista circulation plan conforms to the
axisting city design standards, adopted by Council Resolutlon No.
82-89, unless specifically discussed below.

1. Off-site Circulation: The extarnal circulation system bordering
Palos Vista is provided by public streets. The site has access
from the scuth as well as from the north, Access from the
south is by El Norte Parkway via Bougher Road with access to the
northeast corner of the site provided by the I-15 west frontage
road.

2. On~-site Clroulation: There are three main components of the
venicular ocirculation plan for the Pales Vista proiject, namely
the maior circulation road, private neighborhood sireets and
emergency access roadg {See FPigure §&). 211 internal
cireulation roads are private and conform to Clty standards with
the exception of the following:

a. Mador Circulation Road - The major circulation road is to
be built per City "Local Collector® standards throughout
Neighborhood One with the exception of reducing the R.0O.W.
to 54 feet to minimize grading.

R.0.W. - 54’ (See Exhibit "a")

As the major circulation road enters Neighborhood Three
from Neighborhood One, approximately 1,100 feet from
Reighborhood Three’s boundary, it transitions from a 547
R.O.W. to a 40’ R.O.W. From that transition point on, the
major circulation road within Neighborhood Three will be
built per "Rural Street" standards excepting:

R.O.W, ~ 407
Pavement width -~ 30’ (See Exhibit "A™)
H

b. Neighborhood Streets - The neighborhood streets within the
Palos Vista project, are to be built per City "Rural
Street® standards excepting the feollowing:

Single loaded streets: Double loaded street:
R.O.W, - 377 R.O.W. - 4§7
Pavement width - 247 Pavement width - 307
{8ee Exhibit *B¥) {See Exhibit "B®)

c. Fire Booess Roads -~ These roads are to be built per City of

Escondido Pire Department standards:
Pavement width - 207

~ If grade is less than 10% surface will be all-wsather
decomposed granite,

~ Grade 10% to 18% - asgphalt surface

- Grade 15% to 20% ~ concrete surface

II1-8
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3° ¥IN. AC. PAVEMENT OVER
€ MIN, AGGREGATE BASE

§° TYPE °G° CURB & GUTTER

MAJOR CIRCULATION ROAD
NEIGHBORHOOD 1

NO SCALE

PA PA

20 20

2" MIN. AC. PAYEMENT OVER —
6° WIN, AGGREGATE BASE

6° TYPE °C° CURB & wm
MAJOR CIRCULATION ROAD
NEIGHBORHOOD 3

KO SCALE

Major Circulation Road Sections
Exhibit "A”
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2" MO AC. PAVEMENT OVER
5" MIN. AGGREGATE BASE

§" TYPE °C° CURS & GUTTER ——/

SINGLE LOADED NEIGHBORHOOD STREET

NO SCALE

PA | . PA

25 23
g 15 15’ g

PAD : | PAD

2° MIN, AC, PAVEMENT OVER
§° MIN. AGGREGATE BASE

8" TYPE "G CURB & GUTTER

DOUBLE LOADED NEIGHBORHOOD STREET

NO SCALE

" Neighborhood Street Sections
Exhibit "B”
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redestrian Circulation: 2 network of pedestrian paths are
vproposed to link the wvarious residential proiects within the
Falos Vista specific plen area. The pedestrian path system will
include:

&. Sidewalk along the eastern boundary of the major circulation
road within Neighborhood One.

b. 8idewalk along both sides of double loaded neighborhood
streets.

o. Sidewalk along one side of single loaded neighborhood
streets.

Public Facilities: The public facilities described below ars
necessary to  accommodate the projected development of Pales Vista
project. The engineering details and actual phasing of these
Facilitles will be determined later through the implementation of
this adopted Specific Plan.

i.

Sewage - Septic systems will be used on the agricultural/estate
lots of Neighborhood Three and are subject to the County Health
Department regulations. A1l other dwelling units shall be
provided sewer service by a public agency. At the time of the
Environmental Impact Report {EIR) Log No. ER 85-29% publication,
the BSan Marcos County Water District (SMCWD) shall be the
servicing agency. The district has adequate capacity to serve
the project area, however, extensicn of a 15-inch VCP sewer main
existing at the intersection of Rock Springs and Bougher roads
will be necessary.

Water ~ Water for the project will be supplied by SMCWD through
the installation of pumping stations and reservoir concurrent
with need.

Fire -~ The City of Escondido Fire Department will provide fire
protection to the development. Each subsequent tentative map
should include  standard reguirements established by fire
department regarding provision of adequate water  service,
placement of £ire hydrants, design and grade of streets, roof
and building materials, fire retardant landscaping, and
preparation of emergency access.

Solid Waste Service ~ So0lid waste generated by the proiject will
be transported by private hauler to the San Marcos landfill on
(uesthaven Road. At present, there is adeguate capacity at the
Ban Marcos landfill for dispossl,

Health Services ~ The Palomar Hospital is located within fourx
miles of the Palos Vista project and at present time there is

excess capacity. The hospital does not anticipate any problems
with capacity to serve the project in the future, since the
gistrict iz building in relation to the SANDAG growth

prediction of four percent per year.

Police Protection -~ Pollice protegtion will be provided by the
City of Escondido Pelice Department. s development is
approved, appropriate fees will be imposed on the developer to
assure adegquate police service.

Schools - The students generated from the Palos Vista project
will be served by three school districis, San Marcos Unified
Schoel District, Escondido Union School District and Escondido
Union High School District. School fees will be collected by
raspective school districts as construction progresses.
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iv.

Dasign Guidelines and Developmant Standards

The purpose of this chapter is to establish development standards and
design objesctives, guidelines and conceptual design solutions which will
ald designers, developers, and review agencies in implementing the Paloes
Vista Specific Plan. These proposals and standards are intended to
offer design guidance in a flexible way. As future development phases
are prepared and subsequent final subdivision maps are submitted,
supplemental guidelines will be written, implementing these general
guidelines.

A. Design Cbhiectives:
1. Create a comprehensive proiject with visual continuity throughout

the entire specific plan area through landscaping, architecture
and signage program.

2

Adapt the plan to the physical features of the site in order to
minimize disturbance to key environmental features.

3. Create a plan identity through implementing a consistent
architsectural design program.

4., Maximize both onsite and offsite view opportunities through a
comprehensive landscaping program.

5. Incorporate energy and water conservation practices into the
design and maintenance of building and landscaped spaces.

6. Implement & comprehensive landscaping program to reduce any
adverse effects of grading.

B. Design Treatment:

A variety of design features incorporate grading, landscaping,
signage and streetscape treatments to establish a strong sense of
community identity. Areas with community or neighborhood exposure,
specifically slopes, will share in these design treatments to
establish a sense of cohesion and continuity.

1. Streetscape Concept

Two distinct streetscape design treatments are to be utilized
along the major circulation road and neighborhood roads to
complement addacent projects and facilities both functionally
and aesthetically.

2, The "slope condition® treatment should be wused when ths
street is lower than adiacent land uses. The obiective is to
create a meandering informal look with clumps of tyees and
shrubs {see Flgure 7).

b. The "level condition” of streetscape treatment should be used
when the street section is level with or above adioining land
uses ., Street treesgs and ground cover or shrubs should be
interspersed sgulidistant from sach other <o grate visual
continuity., Buildings should wary in setback from the street
Lo modulate volumes, create shadow patterns and savoid =a
continuous architectural edge. The landscape of addcining
development proiects should reinforce the street tree concept
through supplementary planting {see Pigure 8}.
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Z. Proiject Entries

Entrances to residential prodects provide an aesthetic and
functional transition between the madior circulation road and
neighborhood streets in addition te providing project
identification alonyg the major circulation road. These nodal
intersections ahould be aesthetically handled with the planting
of ornamental flowering trees, shrubs and ground covers. The
arrangement and configuration of the plantings in these nodal
pockets should provide an opening to contrast the linsar
configuration of the appreoaching streetscapes. These nodal
intersections should be further enhanced  with streat
furnishings, i.e., lighting, benches, varied paving textures and
identification signage (see Figure 9).

3. SBignage

Bigns in Palos Vista sghould bklend into the community and
neighborhood streetscapes and architectural themes. Colors and
materials shall be selected to reflect the mediterranean
architectural theme of the planned community. Individual
monument signs should be integrated into screen wallg at
landscaped entries.

4. Lighting

Site lighting for streets, walkways and landscaped areas shall
be unobtrusive, shielded to¢ prevent g¢glare, and placed in
irregular patterns. Lighting which highlights architectural
features of a structure shall be permitted. Such lighting shall
be designed so as not to fall on adjacent property and to the
extent possible will not be wvisible to existing residences
surrounding the Palos Vista site.

Grading:

The major design obiective of the Palos Vista grading plan has been
to confine the majority of development to the relatively flat
central portion of the project. Major canyon slopes and £loors have
been preserved in their native state. Grading will be limited <to
that necessary for providing community circulation and creation of
suitable development sites. As. a result of concentrating the
development in the flatter topographical area of Neighborhood One,
approximately 67% of the total project will be preserved in its
natural condition and become a2 part of the overall community open
space system.

A1l grading within the PFalos Vista project will comply with the
City's Grading Ordinance, except as noted by Figure 10. This
figure illustrates all of the slopes which reguired grading
gxceptions. In the appendix to this text is located 2 "Slope
Descriptions Table®™ categorizing the origin and nature of each
exception. These sxceptionsg include the following:

1. Road Construoction - Construction of road to serve developable
Breas.

2. @ravity Flow Sewsr - Necessary to provide gravity sewer within
the stresis.

3. Emergency Road Rocess -~ Hecessary for compliance with the Clpy's
regulations for emergency fire access.

4, Cul-de-sac radius - Fire department reguires a certain cul-de-
sac radius to facilitate fire truck turn around.
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These manufactured slopes which take exception to the City's grading
crdinance are Dbroken iIinto thres categories; exterior undisturbed
slopes, intericr undisturbed slopes and interior manufactured
slopes.

In these areas where grading ordinance exceptions are employed,
zubstantially increased development standards for landscaping and
grading technigues will be applied.

The following grading standards should be followed on manufactured
slopes: ‘

1. A1l siopes shall be designed with minimam 2:1 as oppossed to
steeper inclinations. Howewer, cut slopes with maximum 1:1
inclinations may be permitted on a case by case basis for slopes
identified as grading exceptions pey this Specific Plan. The
determination as to the appropriateness of the 1:1 inclination
shall be made by the City’ Bagineer and Community Development
Director only when the underlying soil material contains rock
materials which cannot be landscaped in a manner consistent with
City landscape standards.

The determination as to which slopes may be reduced shall be
made by the <City Engineer and Community Development Director
upon specific application describing the rock  conditions
encountered in the field. Said application shall consist of a
revised grading plan depicting the 1:1 inclination, geologic
reports and certifications from a soils engineer, a statement
from a landscape architect as teo the landscape potential of the
soils and a revised landscape and irrigation plan consistent
with these recommendations.

2. Where practical, slopes should be rounded at tops and smoothed
at bettoms to simulate natural contours,

3. Fill slopes should not be constructed on natural slopes steeper
than 2:1 unless otherwise recommended in the approved soil
engineering and/or engineering geology report.

4. BAll grading operations should take into consideration the
potential for erosion. To the extent feasible, earth moving
should be accomplished in phases to avoid clearing of ground far
in advance of grading.

5. All slopes should be prepared to readily support landscaping.
Special landscaping technigues using plant materials of varyving
heights should be used to create a modulated slope appesarance
{see following landscape guidelines).

6. In order to balance the earthwork on individual units, it may be
necessary to borrow or dispose dirt from/to a future unit which
does not have approved grading plans. The individual units’
grading plan should include the offsite borrow/disposal site
grading plan and grading permits in advance of development
should be permitted. The areas belng borrowed from or disposed
to should be maintained at an elevation that lends flexibility
to future final design. Brosion control measures should be
implemented for the borrow/disposal site if exposed during the
ralny sezason.
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Landscaping:

The Master Landscape Concepi Plan has been designed to identify the
overall style and design of landscaping proposed for the Palos Vista
davalopment . The following guldelines for plant sslection,
landscape deslign, and waintenance are conceptual in nature and are
subject to refinement and modification during subseguent final map
stages. The site specific landsceping plan shall identify
particular plantings to be used within that subdivision and shall be
consistent with the Master Landscape Concept Plan, Sse Chapter vV -
Inplementation,

A  number of criteria should be used in determining the
appropriateness of the plants selected for Palos Vista. Plant
materials should be drought resistant, adaptable to the occasional
ocean influence of the Palos Vista area, of & low maintenance
variety, aesthetically compatible and wisually pleasing in form,
color and ftexture. :

2 list of plant and tree species appropriate for landscaping the
Palos Vista project is listed below.

PRIMARY LARGE OPEN AREAS/PRIMARY INTERSECTIONS & ENTRY WAYS CRITERIA

- Unigue shape, foliage or flowers

~ Provide identifiable nodal spaces

~ Install as large plant material - 15 gal. & 24" box
- Large round-headed tree

BOTANICAL NAME LIST COMMON  NAME
ERYTHRINA CAFFRA CORAL TREE

FRAXINUS SPECIES

MELIA AZEDARCH TEXAS UMBRELLA TREE
PINUS SPECIES

QUERCUS AGRIFOLIA  COAST LIVE OAK
SCHINUS MOLLE - CALIFORNIA PEPPER
SOPHORA JAPONICA CHINESE SCHOLAR
TIPUANA TIPU : TIPU TREE

SMALLER OPEN SPACES/SECONDARY INTERSECTIONS/ENTRY WAYS CRITERIR

~ Provide more pedestrian scale

- Install as large plant material - 15 gal. & Z4* box
- Qrpamental characteristics

- Small round-headed tree

SOMMON NAME
ALBIZIA JULIBRISEIN SILE TREE
CALLISTEMON CITRINUS LEMON BOTTLE BRUSH
CUPANIOPSIS ANACARDIODES CARRROTHOOD
METROSIDEROS EXCELBUS NEW ZEALAND CHRISTMAS TREE
PRUNUS CER. 'ATROPURPUREA’ : PURPLE LEAF PLUM
PYRUS CALLERYANA CALLERY PEAR



SIREET TREES/UNIFYING TREES CRITERIA

~ Wedivm in size

~ Good visibility at intersections
- Minimal breakage of limbs

- Relative disease free

- Smaller installed plant size - 5 gal. & 15 gal.

BRACHYCHITON POPULNEUS
CINNAMOMUM CAMPHORA
CUPANIOPSIS ANACARDICODES
PICUS MICROCARPA NITIDA
JARCARANDA MIMOSIFOLIA
PODOCARPUS GRACILIOR
GUERUS ITLEX

SCHINUE TEREBINTHIFCLIUS
SOPHORA JAPONICA

COMMON NABME

BOTTLE TREE

CAMPHOR TREE
CARROTWOOD TREE
IRDIAN LAUREL
JACARANDA

FERN PINE

HOLLY OaK

BRAZILIAM PEPPER
CHIRESE SCHOLAR TREE

NEAR BUILDINGS/COMBINATION FOR VISUAL, NOISE, WIND SCREEN CRITERIA

Near recreation area
Upright, vertical shape
Ornamental accent
Vertical accent tree

| I |

BOTANICAL MAME LIST

ALNUS RHOMBIFOLIA
ARCHONTOPHOENIX CUNNINGHAMIANA
ARECASTRUM ROMANZOFFIANUM
GINKQ BILOBA

LIQUIDAMBAR STYRACIFLUA
MELALEUCA STYPHELLIOIDES
PLATANUS ACERIFQLIUS

TRISTANIA CONFERTA

FOUNDATION PLANTING/GROUNDCOVERS CRITERIA

~ Soften vertical edge of building

- Control pedestrian pathways

Install at various sizes - 5 gal. & 15 gal.

COMMON NAME

WHITE ALDER
KING PALM
QUEEN PALM
GINKO

LIQUID AMBER

LONDON PLANE TREE
TRISTANIA

- Provide small scale interest for walls and walkways

- Shrubs, wvines, & ground covers

= Install at varying sizes - 1 gal. & 5 gal.

7 -

P

BGAPANTHUS AFRICANUS
CLIVIA MINIATA
ESCALLONIA FRADESIZ
FATSIA JAPONICE

HEBE *COED’

HEMEROCALLIS SPECIES
HANDINA DOMESTICA
NERIUM COLEANDER
PITTOSPORUM TOBIRA
RAPRIOLEPIS INDICA
TECOMARIA CAPENSIS
TERNSTROEMIA GYMNANTHERA
XYLO8Ma CONGESTIM
BOUGAINVILLER SPECIES
LONICERA HILDERBRANDIAKNA

V=10

Al A
FAFFIR LILY

FRADES ESCALLONIA
JAPANESE BARALIA

HEBE

DAYLILY

HEAVENLY BRMBOO
CLEAKDER

MOCK ORANGE

INDIA HAWTHORN

CAPE HONEYSUCKLE
TERNSTREMIA

BHINY XYLOSMA
BOUGRINVILLEA

GIANT BURMESE HONEYSUCLE



When completed, Palos Vista will e & commmity of  individual
projects each with ites own identity interwoven idnto z unified
community. The landscape design will be the visual impression the
resident or visitor fakes with him as the essence of the Palos Vista
community. Following ave the elements needed to portray this unified
concept . >

1. Streetscapes: The streetscape design will reflect and reinforce
the theme of the neighborhood. ABll neighborhood streets should
be planted with street trees and reflect the function and scals
of the strest, Generally, one species of tres should be used
par street, although clusters of accent or theme tress may be
used in addition to the street trees to highlight focal areas,
such &3 intersectioms. Trees with invasive roots which may
crack pavement should be avoided,

2. Preject entries: Madtor entries to  individual residentisl
projects should be accentuated. These f£ocal areas should be
emphasized with signage, accent trees, walls and landscaping.
{See Pigure 9}

3. Slope planting: The Master Landscape Concept Plan has been
carefully designed to greatly reduce any visual impacts created
by the grading. In designing the landscape concept plan for the
Palos Vista project, three conditions were identified which
relate the manufactured slopes toc be c¢reated with their
visibility within and from cutside the project. The types of
landscaping proposed to reduce the adverse effects of the
grading are oriented arocund these three conditions (see Figures
11, 12 and 13).

a. Exterior Undisturbed Slopes:

This category of slopes includes all of the slopes arocund the
perimeter of the area to be developed, including any slope
which is created for roads which serve the property.
Consequently, these slopes would be the most visible from
outside the project. At the lower portions of these slopes,
a 25 f£t.,- transition zone consisting of imported and
native plant species will be accomplished. The major area
of the slopes should be planted with relatively dense and
varied vegetation to accomplish erosion control and provide a
"naturalized® appearance. The upper portions of the slopes
should include clusters of taller trees and shrubs to screen
views of the internal road and lowest rows of homes within
the development yet gtill provide views from residents
within the Paloz Vista proiject over the plantings on the
upper portion of the slopes (see Figure 11).

b. Intericr Undisturbed Slopes:

This category of slopes includes all of the manufactured
slopes that are adizcent to interior natural areas. For ths
most part, these slopes would not be visible from outside the
project. The emphasis, therefore, iz to provide srosion
control, soil stabilizarion, fire retarzdant, and & bhlending
with the native vegetation adjacent to the slopes. Street
trees should bs planted where appropriate, but the upper
portions of these siopes should not include denser taller
shrubs (see Pigure 12).
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¢, Interior Manufactured Slopes:

Hany of the slopes within this category will afford ezcellent
view opportunities for the homeowners within the Pales Vists
community. The landscaping should provide relatively dense
ground cover, with some wariety in height using shrubs and
clustering of lower trees. Views from the homes in the
project should be filtered or framed by landscaping, but
should not be obstructed {(see Figure 13}.

Groundcovers: Groundoovers are used to control erosion and to
provide color and texture on the ground. In accent areas, a
groundcover which contract slope plantings should be used.
These plant materials should be drought resistant and reguire
minimal maintenance. :

Screening/Buffering: Screening and buffering technigques may be
necessary to provide separation between development. This may
be accomplished soclely by landscaping or in combination with
berms, walls and fences.

Maintenance and Irrigation: The irrigation system should be an
avtomatic and permanent system installed to cover all landscaped
areas. Cleaning and adjustment of the system should be part of
the regular maintenance activities.

Slopes within the community will be maintained by both private
property owners and community associations. The two majoxr
levels of landscape maintenance responsibility and their
respective care-areas should be as follows:

a. Palos Vista Master Homeowners’ Association - responsible for
maintaining major slopes, community entry, dedicated open
space, landscaping along major circulation road, recreational
center, and any othexr areas benefiting the entire residential
community.

b. Community  Homsowners’ Association -~  responsible for
maintaining landscape of project entries, interior open
space, nelghborhood streebscapes and transitional slopes
between prodects {typlcally up-slope responsibility). Two
community homeowners’ assoclations will be established, one
for Helghborhood One and one for Neighborhood Three.
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Architectural Blement:

The major goal of the standards listed below is to c¢reate an
architectural theme providing a framework of compatibility
throughout the Palos Vista aommnﬂity The guidelines aet the
parameters for the ﬁelghbazhaaa image, but allow flaxlbllity and
greativity in the building design.

The descriptlon of architectural style and elements iz not intended
to restrict but rather to agsist in inmplementing a strong consistent
desigr direction and level of quality., In an effort to promote a
richness of the mediterranean architectural character the following
criteria have been established,

1. 8tyle -~ Architecture of the Palos Vista project is to be Spanish
Mediterranean styvie, expressed by its traditional architectural
elemaents and materials.  Plans may be one or two stoxry and
typically should include a courtyard or patio. Although the
design of dwellings within a neighborhood should possess a
similar style, it is necessary to provide visual wvariety for
each unit. This will be accormplished by the following standards
i.e. rooflines of buildings, massing, colors and detailing.

2. Roof -~ Roof material shall be concrete tile in earth-tone
colors. Design should aveid steep roof pitch. Flat roofed
areas shall be screened by a parapet. Flat roofs shall not
exceed more than 20% of a project’s roof. Reofs facing down-~
slope shall be gables.

3. Massing -~ A variety of massing heights are encouraged. In those
areas most visible from offsite, at least 20% of a project’s
units shall have a major massing break in the rear elevations.

4. Color - Exterior plaster and siding colors should be earthtone
or light in color. Pure white and bright colors are to be
avoided. Accent colors are restricted to windows, doors,
railing and trim, :

5. Architectural Deta;&lng -~ Pengolas, trellises and simple single
colored canvas awnings are encouraged. Any awning should cover
at least 1/4 of the window area. These features may be built
within the rear vard setback. ‘ ‘

¢. ¥all Surfaces =~ Wall s&zfac&s should be principslly exterior
plaster with a semi-amcoth finish. Any siding shall be limlted
to 2 lap siding, which shoula be painted or stained.

7. Mechanicals ~ All mechanical ecuipment and metering should be
sereened from the street. TV antennas and satellite dishes are
not aliowed on the roof.
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F.

Neighborhood Development Standards:

Neighborhood One: Singie Family Detached, Single Famlly Zero
Lot Line, Duplezes.

Az previocusly indicated, Neighborhood One will consist of
approximately 6%1 dwelling units. Using the R-2Z zone a3 &
bagiz, Neighborhood One should be developed in conformance with

.the following development standards.

a. Lot Bize: The lots within Heighborhood One will vary in size
dependent upon the product type utilized by  future
development phases. Each lot will have an ares of not less
than 3,000 sq. ft.

b. Building Setbacks:
- Front yard - Residential structures should have a front vard
of not less than 5 feet in depth. The structures shall be

developed in a way to vary setback appearance and not
interfere with driveway access.

- Side yard - 5 feet minimum. For zero lot line product,
possible 5 foot easement from adjcining unit effectively
creates yard on cother side.

~ Rear yard - 10 feet minimum..

¢. Bullding Heights: 2 1/2 story maximum, not to exceed 35
feet .

4. Parking:

~8ingle Family Detached ~ Two car garage or carport for each
unit,

~Attached Multiple Family Residences:
One bedzecom ~ 1 1/2 parking spaces per unit.
Two bedroom - 1 3/4 parking spaces per unit.

Three Bedroom ~ 2 parking spaces per unit,
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Nelghborhood Three:

Neighborhood Three, located in the northeast section of the
Palics Vista development in the more topographically constrained
area, ig designated as Agricultursl Estate. Approximately 38
-Agricultural Estates will be developed in conformance with the
following development regulations.

a. Lot size -~ ‘These lots range in size from 2 minimum of 1.7
acres to & maximum of B8.0 acres with an average acreage of
12.4. See Specific Plan Exhibit.

L. Building Setbacks:

- Front vard ~ Bach lot of land shall have a f£ront yard of
not less than 235 feet in depth.

~ Side vard -~ There shall be a side yard of at least 10
feet on each side of the lot.

~ Rear vyard - Each lot shall have a rear vard of not less
than 20 feet in depth.

¢. Building Heights: 2 1/2 story maximum, not to exceed 35
feet .

d. Parking: BEach lot shall provide a wminimum of two off-
street parking spaces.

Drainage:

Grading and improvement plans prepared for sach Final Map in the
Specific Plan Area shall include drainage facilities designed in
accordance with the regquirements of the City Engineer and shall be
capable of accommodating runoff from a 50 year frequency stomm. The
City Design Standards for drainage facilities shall be followed and
required supporting calculations provided,

The first Final Map of Neighborhood One or Twoe shall reguire that
the developer improve the drainage swale adiscent to Bougher Road
gnd its culvert pasging under El Morte Parkway, to the satisfaction
of the City Engineer. QOther Improvement requirements and/or
finanecial ocontributions towards off-site Ilmprovements may  be
sgtablished by the City Enginesr as conditions of approval of all
Implementing Tentative Maps.
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V.

IMP LEMENTATION

The purpose of this chapter is to provide guidelines for the timely
implementation of the Palos Vistae Specific Plan, In addition, a general
phasing program for the residential development and public facilities is
outlined,

A.

Implementation Technigues:

The implementation o¢f <the Palos Vista  development will be
accomplished through the approval by the City of Escondido of one
Tentative Subdivision Map and subsequent Final Maps. These wmaps
will be comsistent with the State Subdivision Map Act and the City’s
Subdivision  Ordinance, with appropriate conditions applied
acoordingly.

1. Tentative Subdivision Map:
Prioxr to approval of the Tentative Subdivision Map the following
information and/or studies must be submitted to the City staff,

a. Conceptual Landscape Plan. 2  project-wide landscaping
program, consistent with Chapter IV of the Specific Plan,
shall be submitted depicting street trees, entry point
designs and manufactured slope landscape treatment.

. Environmental Constraints Program. Identification of those
areas within the Specific Plan which may reguire site-
specific mitigation treatment, as identified through the
Final Environmental Impact Report {(ER 85-29).

c. Recreation/Open Space Facilities Program. The location and
acreage identification of all Recreation and QOpen Space
facilitdies. Pedestrian trails may  Dbe included  if
appropriate.

2. Final Maps:

Final Maps will be recorded as merchant builders subdivide the
lots of the Tentative Map into development units. Each Final
Map shall be consistent with the Specific Plan and Tentative
Map, and shall include the following, to be submitted to the
City and accepted by the Community Development Director prior to
recordation of Final Map:

a. Development Regulations and Design Guidelines. A program
establishing standards for height, asetbacks, open space,
building intensity, public improvements, building materials
and coleor within the Final map area. These guidelinses and
regulations shall be consistent with a8il the appropriate
“Project Development Standards™ presented in Chapter IV of
the Specific Plan,

b, Documentation of Conformance with Certified Pinal
Envivonmental Impact Report {ER 85-251, Written
documentation, identifving all appropriate mitigation
measures from the Final BEIR, and the Final Maps compliance
with these measures.



C.

Coples of legal documents reguired by the Community
Development Director for conveyance of open spacge within the
Final Map area and for the creation of nonprofit homecwner
agssociationsg, or assessment districts f£or such open space
ownership and/or maintenance.

Landscape Plan. A detailed landscaping and planting plan for
streets, recreational amenities and open space within the
Final Map area. This plan is o be consistent with the
Conceptual Landscaps Plan and Specific Plan,

Pabulation of number of dwelling units by type within the
Final Map area.




CHAPTER Vi

AMENDMENTS
TO THE SPECIFIC PLAN




VI,

amendments to the Specific Plan:
It is concelivable that over time, varicus sections of the Specific Plan
property may need to be revised, as the market conditions or City needs
may dictate., The policies presented in the Specific Plan map and text
are intended to be fairly flexible, but any Amendments must be Jjudged by
relatively fiwed criteria. The following process must be followed when
considering Specific Plan Amendments.
A. Preparation of Technical Studies {Applicant):

The applicant must submit studies to the City which specifically

analyze the Amendment’s effects, compared to the original project,

on the following:

1. Preservation of Open Bpace, natural and improved:;

2. Geologic constraints, inciuding soils and slope stability:

3. . Conformance with the City’s Grading Ordinance;

4. Potential fire or flooding hazards;

5, Traffic impacts;

6. Public Utilities, including sewer and water;

7. Visual impacts, on-site and off-site;

. Fiscal impacts;

. Compatibility with land uses within and surrounding the original
specific plan boundaries;

10. Environmental Resources, as documented in the Environmental
Impact Report,including Biology and Archasclogy;

11, Goals and policies of the General Plan, including the "Specific
Planning Area™ narrative pertaining to the proiject.

B. Documentation of Need for Amendment {Applicant):
The applicant must indicate, in the Specific Plan Amendment
spplication, the specific nature of changes proposed, along with
overall justification for the change.

. Revised Specific Plan Text and/or Map (Applicant):
fhe applicant must provide a revised Specific Plan text {or sxcerpt

therafrom}and Map, where relevant, which depicts the Amendment
requaested,

Vi--1



D. Bupplemental Environmental Analysis {(Applicent):

Depending on the nature of the Amendment, supplemental environmental
analysis may be necessary, according fo the California Bavironmental
Quality Act (Section 15182). The applicant must provide an analysis
of the Amendment’s impacts relative to the original Environmental
Impact Report.

E. Btaff Analvsis (City):

The ity staff will critigque all of the above written material and
provide a staff report for presentation to decision makers., Staff
may also recuest further clarification of +the above studies, if
necessary.

F. Pubilc Hearings {(City):
oth the Planning Commission aﬂd the City Council must hold public
hearlngs on the Specific Plan Amendment, in accordance with Section
65453 of the State Government Code.

PRIOS.VISTA, BP
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