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ORDINANCE NO. 2018-23

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

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

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

SECTION 1. The City Council makes the following findings:

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

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

The Businesses Enhancement Zone incentive request was approved by the Council

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

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

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

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

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

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

d) Additional information submitted during the public hearing.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

APPROVED:

DocuSigned by:

Paul, McNamara

CAACE20782954D3...

PAUL MCNAMARA, Mayor of the
City of Escondido, California

ATTEST DocuSigned by:
E&m Heten

8EEG0D9386884A3...

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

*kkkk

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

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

DocuSigned by:

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

ORDINANCE NO. 2018-23
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EXHIBIT “A”

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

Environmental Determination:

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

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

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

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

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

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

Master and Precise Development Plan:

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

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

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

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

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

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

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

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

Proceedings:

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

INITIAL STUDY / MITIGATED NEGATIVE DECLARATION

California Environmental Quality Act

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

301 & 309 East Grand Avenue
Escondido, CA 92025

Prepared For:

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

Prepared By:
Masson and Associates, Inc.

200 East Washington, Ste. 200
Escondido, CA 92025

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

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

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

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

acres),

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

APPLICANT: New Vintage Church

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

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

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

FILLA

Bill Mamnf L
Director of Community Development
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MITIGATED NEGATIVE DECLARATION

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

ENVIRONMENTAL CHECKLIST
SUPPLEMENTAL COMMENTS

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

INTRODUCTION

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

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

City of Escondido

Planning Division

201 North Broadway
Escondido, CA 92025-2798

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

Fax: (760) 839-4313

Email: jpaul@escondido.org

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

California Environmental Quality Act Compliance

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

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

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

Anticipated Public Hearing(s)

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

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

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

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

o 201 Norti?Broadway

ESC_ONDJ DO Escondido, CA 92025-2798

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Redevelopment:

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

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

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

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

Historic:

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

Economic Prosperity Goals and Objectives of the General Pian:

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

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

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

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

»  Vigorous and economically prosperous commercial and business districts.

+ A sustainable economy and businesses.

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

1.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Reference Documents: Page 8 of 70

A
B.
C.
D
E

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Jay Paul, Senior Planner
Printed Name and Title
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EVALUATION OF ENVIRONMENTAL IMPACTS:

1.

Exhibit "B"
Page 10 of 70

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

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

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

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

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

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

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

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

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

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

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

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

AESTHETICS. Would the project:

a.

Have a substantial adverse effect on a scenic vista?

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

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

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

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

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

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

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

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

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

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

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

Env Checklist Form (ISPTII)

Ordinance No. 2018-23

Less Than R
Significant Exhibit "B
with Page 12 of 70
Potentially Mitigati Less Than
Significant gation Significant
Impact Incorporated impact No Impact

[ [ 1% [

Rev.11/28/18



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

agriculture and farmland.

Would the project:

a.

e.

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

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

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

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

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

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

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

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

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

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

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

Would the project:

a.

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

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

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

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

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

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

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

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

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

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

Pounds per Day Thresholds

Volatile
Organic

Compounds
Compounds (VOCs)

Respiratory | Fine Oxides Oxides

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

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

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

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

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

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

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

Expose sensitive receptors to substantial pollutant concentrations?

Env Checklist Form (ISPTIl)
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e.

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

Create objectionable odors affecting a substantial number of people?

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

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

V. BIOLOGICAL RESQURCES. Would the project:

a.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

These standards are:

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

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

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

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

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

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

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

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

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

1.

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

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

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

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

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

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

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

resource.

The proposed new two-story building would be

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

theatre.

The demolition of the Grand Market constitutes an

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

MM-CUL-01

MM-CUL-02

MM-CUL-03

MM-CUL-04

MM-CUL-05

Env Checklist Form (ISPTH)

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

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

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

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

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

MM-CUL-07

MM-CUL-08

Env Checklist Form (ISPTIl)

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

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

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

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

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

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

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

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

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

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

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

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

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

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

GEOLOGY AND SOILS. Would the project:

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

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

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

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

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

ii. Seismic-related ground failure, including liquefaction?

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

Landslides?

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

Result in substantial soil erosion or the loss of topsoil?

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

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

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

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

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

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

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

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

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

VL. GREENHOUSE GAS EMISSIONS. Would the project:

a.

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

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

Env Checklist Form (ISPTII)

Potentially
Significant
Impact

Ordinance No. 2018-23

Less Than
Significant
with
Mitigation
incorporated

Exhibit "B"
Page 28 of 70
Less Than
Significant
Impact No Impact

v [

Rev.11/28/18



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

Significant b EXh;bitf"%
Potentially ~ ith (e29543°
Significant | ga “‘t" g Significant
Impact ncorporate Impact No Impact

Adopted CEQA Thresholds and Screening Tables, Appendix B,
which can be found at:

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

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

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

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

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

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

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

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

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

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

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

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

above.

HAZARDS AND HAZARDOUS MATERIALS. Would the project:

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

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

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

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

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

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

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

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

million (ppm).

In addition, the California Occupational Safety and

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

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

Significant
incorporated.

MM-H-1:
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