










EXHIBIT “A”
LEGAL DESCRIPTION

SUB 18-0011, PHG 18-0049, AND ENV 18-0009

APN 229-442-01-00

APN 229-442-02-00

APNs 229-442-03-00 and 229-442-18-00

APN 229-442-04-00

APN 229-450-05-00

Ordinance No. 2021-02R 
Exhibit "A" 

Page 1 of 3



APN 229-450-06-00

APN 230-163-01-00
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APN 230-163-02-00

APN 230-163-03-00

APN 230-163-04-00

APN 230-163-05-00
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EXHIBIT “B”
SPECIFIC PLAN AMENDMENT

SUB 18-0011

Remove and replace the following pages of the Downtown Specific Plan with those 
provided herein:

Page II-12

Page III-26

Page III-28

Page V-4

Page V-5
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EXHIBIT “D”
FINDINGS OF FACT

SUB 18-0011, PHG 18-0049, AND ENV 18-0009

Specific Plan Amendment Determinations:

1. The public health, safety and welfare would not be adversely affected by the proposed
amendment to the Downtown Specific Plan because the amendment would refine and clarify
development standards in a manner that would allow a development that would assist in
ongoing efforts to promote an economically vibrant downtown with high-density residential
uses in close proximity to the heart of downtown Escondido.

2. The proposed amendment to the Downtown Specific Plan would not be detrimental to
surrounding properties since it would assist in implementation of the vision and goals identified
in the Specific Plan. The amendment would have no effect on the residential density allowed
in the area and would not change the list of permitted or conditionally permitted commercial
uses identified in the Specific Plan.  Additionally, the amendment would accommodate a
development that would increase the residential population within walking distance of
commercial goods and services on historic Grand Avenue and elsewhere in the vicinity,
providing a mutually beneficial relationship between the two uses.

3. The proposed amendment to the Downtown Specific Plan would be consistent with the
General Plan because it would not increase residential densities allowed by the General Plan
and would not detrimentally impact levels of service on area roadways. Further, the
amendment would retain the General Plan vision for Specific Plan Area #9 which states that
Downtown Specific Plan shall provide a range of retail, office, financial, cultural and residential
opportunities, and would align with the guiding principles identified in the General Plan Land
Use Element. The specific plan goal to create an efficiently organized, aesthetically pleasing
and vibrant downtown is further enabled and enhanced as a result of the proposed
amendment.

4. A specific plan is a tool for the systematic implementation of the General Plan.  It effectively
establishes a link between implementing policies of the General Plan and the individual
Project proposal.  A General Plan consistency analysis has been provided, attached to the
January 27, 2021, City Council staff report, which is incorporated herein by this reference as
though fully set forth herein.  The Project would:

(a) promote infill development and equity by rehabilitating, maintaining, and improving
existing infrastructure that supports infill development and appropriate reuse and
redevelopment of previously developed, underutilized land that is presently served
by transit, streets, water, sewer, and other essential services;
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(b) encourage efficient development patterns by ensuring that any infrastructure 
associated with development, use land efficiently, and is located in an area 
appropriately planned for growth.

(c) Minimizes ongoing costs to taxpayers through the establishment of a CFD or other 
funding mechanism.

5. Specific plan amendments must comply with the scope and authority of section 65450 to 
65457 of the California Government Code. The City Council finds that the proposed Specific 
Plan Amendment has been completed in compliance with the law.

Master and Precise Development Plan Determinations: 

1. The location, design, and residential density of the proposed Project are consistent with the 
goals and policies of the Escondido General Plan and the Downtown Specific Plan because 
higher density residential and mixed-use development is permitted and encouraged in the 
Downtown Specific Plan. The Project would assist the city’s efforts to revitalize downtown 
area by allowing flexibility from certain development requirements contained in the Downtown 
Specific Plan in a manner that is appropriate for the site. 

2. The location of the Project allows it to be well integrated with its surroundings by providing a
mixture of housing types that are compatible with the densities and land uses permitted by 
the zoning designations of the surrounding properties. The Project proposes larger and higher 
density buildings on the western side, closest to the urban core where such buildings are 
appropriate, and smaller, lower density buildings toward the east side, adjacent to other lower 
density properties with lower profile designs. Adequate parking, circulation, utilities and 
access would be provided for the development (as detailed in the staff report).  

3. The mixed-use project would not be out of character with the surrounding area because the 
Historic Downtown District of the Downtown Specific Plan envisions an urban environment 
with new development in appropriate locations that provides higher densities where 
pedestrian plazas and other human-scale amenities are encouraged. The Project proposes a 
limited amount of commercial space in order to allow existing commercial uses in the vicinity 
the opportunity to take advantage of the increased consumer base that the residential units 
would create. 

4. All vehicular traffic generated by the proposed development would be accommodated safely 
and without causing undue congestion upon adjoining streets by making necessary 
improvements to street segments and intersections as determined necessary by the traffic 
study prepared for the Project.

5. The overall design of the proposed residential development would produce an attractive, 
efficient and stable environment for living, since adequate residential amenities, parking, and 
landscaping would be provided, and the design of the development is not inconsistent with a 
high quality, urban infill project that will provide housing opportunities within walking distance 
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of downtown commercial and retail services consistent with the City’s vision for the downtown 
area. The Project would incorporate a mix of colors and materials appropriate for its size, 
scale and location. The Project would include sufficient on-site open space amenities 
appropriate for a development of its size, including a central recreation area with a pool and 
spa, a dog park, pocket parks, landscaped walkways, and public and semi-public plazas.

6. The proposed location and design will allow residents and business establishments proposed 
as part of the Project to be serviced by existing or proposed public facilities and services and 
will not place an undue or negative impact on existing public facilities and services. This will 
be accomplished through the funding of all on-going operational costs of providing municipal 
services required for the Project, the amount of such funding to be determined by the City 
Council at the time of Project approval.  Such funding shall occur through either an agreement
to form or annex into a Community Facilities District (CFD) or the establishment of another 
lawful funding mechanism reasonably acceptable to the City, and the provisions of such 
agreement shall specify any terms and limitations necessary to implement the CFD or other 
funding mechanism to offset the impacts to municipal services associated with the Project.  

7. Utilizing the Planned Development process allows flexibility from the Downtown Specific Plan 
requirements to facilitate a mixed-use residential and commercial project in the urban core. 
The project would provide residential opportunities in balance with existing commercial uses 
in the Project area, which creates an environment of sustained desirability and stability 
through the controls offered and regulated through the Planned Development process.
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