
  City of Escondido 
Zoning Administrator 

 
 

AGENDA AND RECORD OF ACTIONS 
201 North Broadway 

City Hall – Mitchell Room 

October 25, 2018 

2:00 p.m. 
 

A. Call to Order:   
 
Zoning Administrator:  Mike Strong 
 
Staff Present:  
 

B. Public Hearing items:  
 

1. PHG 17-0021: – Request for a Modification to an existing Conditional Use Permit for 
Redwood Terrace Continuing Care Retirement Community that will allow the facility to 
expand by acquiring two (2) existing residential units on separate lots across the street 
from the main campus. The request also includes moving the sales office, currently located 
on the main campus, into the newly acquired unit at 1118 S. Redwood Street. 
(Public Hearing) 
 
Location: 1118 S. Redwood Street, 1130 S. Tulip Street & 710 W. 13th Avenue 
 

Applicant: Katherine I. Lord, Architect 
Planner:  Paul Bingham 

 
DECISION OF THE ZONING ADMINISTRATOR:  
 

____ Approved, as set to form 
____ Conditionally approved with the attached modifications 
____ Denied 
____ Continued to:  ___ Date Certain (           )   ___ Date Unknown 
____ Referred to Planning Commission 
 
 

2. PHG 18-0019: – Modification to a Conditional Use Permit to 1) allow a change in the 
existing Chicken Lisa’s restaurant’s current operating hours to 9:00 a.m. to 11:00 p.m. 
Sunday-Thursday and 9:00 a.m. to midnight Friday and Saturday, 2) to expand the existing 
restaurant into the neighboring suite of approximately 900 SF in size. 
 
Location:  555 Country Club Lane 

Applicant: Alicia Gomez 
Planner: Paul Bingham 
 
DECISION OF THE ZONING ADMINISTRATOR:  
 

____ Approved, as set to form 
____ Conditionally approved with the attached modifications 
____ Denied 
____ Continued to:  ___ Date Certain (           )   ___ Date Unknown 
____ Referred to Planning Commission 
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C. Current Business item: 
 
1. PHG 18-0003: – Request for a Modification to Precise Development Plan for Del Prado 

North to add an approximately 2,792 SF Community Building to include a leasing office 
and fitness center.  The request also include modifications to the pool area, storm water 
design, elimination of the larger storm water basin, on-site parking to accommodate 
disabled spaces, relocation of the corner entry sign and landscape feature, and elimination 
of parkway walls in the right-of-way along Brotherton Road. 

 
Location: 2329 S. Centre City Parkway 
 

Applicant: Touchstone Communities 
Planner: Jay Paul 

 
DECISION OF THE ZONING ADMINISTRATOR:  
 

____ Approved, as set to form 
____ Conditionally approved with the attached modifications 
____ Denied 
____ Continued to:  ___ Date Certain (_________)   ___ Date Unknown 
____ Referred to Planning Commission 

 
 

D. Adjournment: 
 
 
I certify that these actions were taken at the 2:00 p.m. Zoning Administrator meeting on 
October 25, 2018. 
 
 
 
___________________________     ___________________________ 
Zoning Administrator           Witness 



 

 
Agenda Item No.: B.1 
Date: October 25, 2018 
2:00 p.m. Meeting 

 
 
 
 
 
 
CASE NUMBER:  PHG 17-0021 
 
APPLICANT:  Katherine I. Lord, Architect, on behalf of Redwood Terrace 
 
PROJECT LOCATION: Redwood Terrace is located on multiple parcels on S. Redwood Street, S. Tulip 

Street, W 12th Avenue and W 13th Avenue. The main campus is located at 710 
W. 13th Avenue, and this project would incorporate two additional parcels located 
at 1118 S. Redwood Street (APN 236-091-1000) and 1130 S. Tulip Street (APN 
236-072-1400)  into their facility.  

 
REQUEST: A Modification to an existing Conditional Use Permit for Redwood Terrace 

Continuing Care Retirement Community to incorporate two additional single-
family residences into their facility. Approval is also requested to move the 
existing sales office, currently located on the main campus, into one of the newly 
acquired single-family residences (1118 S. Redwood Street). The proposal also 
includes the adoption of the environmental determination prepared for the project.  

 
STAFF RECOMMENDATION:  Approval 
 
GENERAL PLAN DESIGNATION: Campus:     Urban 2 
 Other Properties:    Urban 1 
  
ZONING: Campus:      R-2-8 (Light Multiple Residential, 8,000 SF minimum 

lot size) 
  Other Properties:    R-1-7 (Single-Family Residential, 7,000 SF minimum 
lot size).  
 
BACKGROUND/PROJECT DESCRIPTION:  On April 24, 1973 a Conditional Use Permit (CUP) for a residential 
and nursing care facility and a Variance for a reduction in required parking were approved (case 73-33-CU/V). 
Since then, the CUP has been modified to incorporate a number of additional properties and activities into the 
facility. Currently, the facility is comprised of 11 properties, and includes independent and assisted living, and a 
memory care facility. 
 
The current request is to allow the facility to expand into two (2) existing single-family residences located on 
separate lots across the street from the main campus, and to move the sales office, currently located at the 
southwest corner of the main campus, into the newly acquired unit at 1118 S. Redwood Street. The existing sales 
office would be converted to an additional residential unit. 
 

1. Whether the expansion would affect traffic, parking, and pedestrian access in the neighborhood. 
 

2. Whether the changes are appropriate for the neighborhood 
 

3. Appropriateness of the request to move the sales office from the main campus to a separate single-family 
residence on the other side of Redwood Street. 

   
 
 
 

ZONING ADMINISTRATOR 



 
REASON FOR STAFF RECOMMENDATION:  
 

1. Staff believes the nature of the facility caring for so many residents who are no longer able to drive reduces 
the traffic and parking pressures in the area to acceptable levels. The additional residential units across the 
street from the main campus are already existing units and no density increase is being requested. Except 
for monitoring, cleaning and maintenance services provided by the main campus, the residence at 1130 S. 
Tulip Street will be occupied and function much as any the other residential unit in the neighborhood. 
 

2. The properties acquired by Redwood Terrace will be fully renovated in the same fashion as previous single-
family residential properties that have been incorporated into the facility. This includes extensive remodeling 
of the structures themselves and re-landscaping of each of the yards. Staff believes these renovations have 
improved the neighborhood, both in property value and appearance. 

 
3. Staff believes that allowing the single-family residence at 1118 S. Redwood Street to operate as a 

model/sales office would not result in adverse impacts to adjacent properties. The neighborhood already 
has other non-residential uses, including an elementary school and two churches (one of which is 
immediately across the allow from the proposed model/sales office), all of which generate more noise and 
traffic than the proposed model/sales office would. The remodeling of this residence will include additional 
off-street parking spaces accessible from the adjacent alley which will not alleviate on-street parking 
concerns. The model/sales office will only have one or two employees operating on a fixed schedule (Mon 
8:30 to 5:00, Tues-Thur 8:00 to 5:00, Sat 9:00 to 5:00, Sun closed)) and the number of daily customer visits 
is expected to be less than two. A street-legal golf cart stored on site will be used to take visitors to other 
places on campus if needed. These same functions already occur at the existing sales office on the corner 
of S. Redwood Street and 13th Avenue. An elementary school and church are also located at that 
intersection, and staff believes that relocating the model/sales office and related activities from that 
intersection will be a benefit to both Redwood Terrace and the surrounding neighborhood. The conversion 
of the existing sales office being into a residential unit without designated off-street parking will not adversely 
impact the neighborhood because most residents on Redwood Terrace’s main campus do not drive. Staff 
feels the addition of this residential unit, along with the elimination of the single family house at 1118 S. 
Redwood as a typical residential unit will lead to a positive reduction in parking, traffic and noise for the 
surrounding neighborhood.  

4. The proposed project is categorically exempt from environmental review in conformance with CEQA 
Section 15301 “Existing Facilities” and Section 15305 “Minor Alterations in Land Use Limitations.” 

 
Respectfully submitted, 
 

Paul K. Bingham 
 
Paul K. Bingham 
Assistant Planner II  



  

PHG17-0021 PHG17-0021 

REDWOOD TERRACE FACILITY 
COMPONENTS SHOWING MAIN 

CAMPUS, ACQUIRED INDEPENDENT 
LIVING HOMES, THE TWO NEW 

RESIDENCES AND THE EXISTING 

SALES OFFICE 



 
FLOOR PLAN 

PHG17-0021 

PHOTOS 

FRONT (WEST) ELEVATION OF THE PROPOSED FUTURE SALES OFFICE 
AS SEEN FROM SOUTH REDWOOD STREET. NOTE EXISTING CHURCH 

FACILITY (TAN 2-STORY BUILDING) NORTH ACROSS THE ALLEY. 

SIDE (NORTH) ELEVATION OF THE PROPOSED FUTURE SALES OFFICE 

AS SEEN FROM THE ALLEY. 



 

PHG17-0021 

 

PHOTOS 

         

 

        

 

EXISTING SALES OFFICE AND CAMPUS RESIDENCE 

FRONT (SOUTH) ELEVATION OF THE 
EXISTING SALES OFFICE AS SEEN 

FROM WEST 13th AVENUE 

TYPICAL INDEPENDENT RESIDENTIAL UNIT ON CAMPUS. THE 

EXISTING SALES OFFICE WILL BE CONVERTED TO ONE OF THESE. 



 

PHG17-0021 

 

PHOTOS 

         

 

        

 

RESIDENCE AT 1130 S. TULIP STREET 

FRONT (WEST) ELEVATION AS SEEN 

FROM SOUTH TULIP STREET 

GARAGE (NORTH) ELEVATION AS 
SEEN FROM THE ALLEY BETWEEN 

WEST 11th AND WEST 12th AVENUES 



 

FINDINGS OF FACT 

PHG 17-0021 

EXHIBIT “A” 

 

Conditional Use Permit  
 

1. The General Plan land use designations for the various sites within the project are Urban 1 and 
Urban 2, both residential in nature. The Redwood Terrace facility provides senior care at four 
levels, ranging from independent living to fulltime memory care to non-ambulatory patients. 
Approval of this Conditional Use Permit Modification is based on sound principals of land use in 
response to services required by the community, as senior care facilities are generally allowed 
in residential areas with compatible design elements. 
 

2. This request will not cause deterioration of bordering land uses or create special problems for 
the area in which it is located because the proposed expansion of the facility does not increase 
the number of employees or residents already present in the neighborhood. 
 

3. This Conditional Use Permit Modification has been considered in relationship with its effect on 
the community. As conditioned, the proposal would not increase the parking needs, noise or 
traffic in the neighborhood beyond their current levels. 
 

4. The proposed project is categorically exempt from the requirements of the California 
Environmental Quality Act (CEQA) in conformance with Section 15301 “Existing Facilities” and 
Section 15305 “Minor Alterations in Land Use Limitations.” CEQA provides an exemption in 
cases of entitlements for use. A Notice of Exemption was prepared for the proposed project, and 
incorporated by this reference. The request does not have the potential for causing a significant 
effect on the environment. 
 

 
 

  



 

CONDITIONS OF APPROVAL 

PHG 17-0021 

EXHIBIT “B” 

 
1. Approval of this Conditional Use Permit Modification does not supersede any previous approval 

or conditions of the site.  All previous conditions of cases 73-33-CU/V, 83-101-CUP/PUA, 89-67-
CUP/PUA, 99-63-PPL, PHG10-0004, PHG14-0019, and PHG16-0004 shall remain in full force 
and effect and are incorporated herein by this reference unless modified herein.  
 

2. Prior to or concurrent with the issuance of building permits, the appropriate development fees 
and Citywide Facility fees shall be paid in accordance with the prevailing fee schedule in effect 
at the time of building permit issuance, to the satisfaction of the Community Development 
Director.  
 

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

4. The legal description attached to the application has been provided by the applicant and neither 
the City of Escondido nor any of its employees, commissioners, or board members assume 
responsibility for the accuracy of said legal description. 
 

5. Fire hydrant spacing and location must be approved by the Fire Department. The number, timing 
and minimum GPM fire flow shall be coordinated with the Fire Chief. Any necessary fire 
protection facilities and improvements shall be subject to the review and approval of the Fire 
Department. 
 

6. All requirements of the Public Art Partnership Program, Ordinance No. 86-70 shall be satisfied 
prior to building permit issuance.  The ordinance requires that a public art fee be added at the 
time of the building permit issuance for the purpose of participating in the City Public Art Program. 
 

7. All exterior lighting shall conform to the requirements of Article 1072, Outdoor Lighting 
(Ordinance No. 86-75). 
 

8. Any proposed signage associated with this project must comply with the City’s Sign Ordinance 
(Ord. 92-47). 
 

9. All improvements to the facility must comply with all current Storm Water requirements. 
 

10. The holder of the Conditional Use Permit shall make the premises available for inspection by 
City staff during operating hours, and shall provide such business records, licenses, and other 
materials necessary to evidence compliance with the conditions of approval.  
 

11. This Conditional Use Permit may be referred back to the Zoning Administrator, or to the Planning 
Commission, for review and possible revocation or modification at a noticed public hearing upon 
receipt of nuisance complaints and/or non-compliance with the conditions of approval. 
 

12. The City of Escondido hereby notifies the applicant that the County Clerk’s office requires a 
documentary handling fee of $50.00 in order to file a Notice of Exemption for the project 
(environmental determination for the project).  In order to file the Notice of Exemption with the 
County Clerk, in conformance with the California Environmental Quality Act (CEQA) Section 



 
 
15062, the applicant should remit to the City of Escondido Planning Division, within two working 
days of the final approval of the project (the final approval being the hearing date of the Planning 
Commission or City Council, if applicable), a check payable to the “County Clerk” in the amount 
of $50.00.  The filing of a Notice of Exemption and the posting with the County Clerk starts a 35-
day statute of limitations period on legal challenges to the agency’s decision that the project is 
exempt from CEQA.  Failure to submit the required fee within the specific time noted above will 
result in the Notice of Exemption not being filed with the County Clerk, and a 180-day statute of 
limitations will apply. 



 

 
Agenda Item No.:B.2 
Date: October 25, 2018 
2:00 p.m. Meeting 

 
 
 
 
 
 
CASE NUMBER:  PHG 18-0019 
 
APPLICANT:  Chicken Lisa’s (Alicia Gomez, Business Owner) 
 
PROJECT LOCATION: The restaurant is located in Suite E of an existing retail center. The center is 1.69 

acres and Suite E is 1,746 SF. Neighboring Suite F is 900 SF in size. Both are 
located on the southwest corner of West Country Club Lane and Village Road, 
addressed as 555 West Country Club Lane, Suite E (APN 224-610-0900). 

 
REQUEST: Modification to a Conditional Use Permit to (1) allow a change in the existing 

Chicken Lisa’s restaurant’s current operating hours from 9:00 AM to 8:00 PM 
Monday-Thursday and 9:00 AM to 8:30 PM Friday-Sunday to 9:00 AM to 11:00 
PM Sunday-Thursday and 9:00 AM to midnight Friday and Saturday, and; (2) to 
expand the existing restaurant into the neighboring suite of approximately 900 
SF in size. The proposal also includes the adoption of the environmental 
determination prepared for the project. 

 
STAFF RECOMMENDATION:  Approval 
 
GENERAL PLAN DESIGNATION: Planned Commercial (PC) 
  
ZONING: PD-C (Planned Development Commercial).  
 
BACKGROUND/PROJECT DESCRIPTION:  The subject property is located in the Escondido Hills Plaza 
shopping center which was established as a Planned Development in 1977 (case 76-66-PD). While the Plaza is 
part of the Escondido Hills Master Development Plan and zoned PD-C (Planned Development Commercial), the 
center operates in accordance with CN (Neighborhood Commercial) development standards. Currently the Seven 
Eleven store located in Suite A of the center has a Type 20 ABC license (off-sale beer & wine) which allows sales 
of beer and wine for off-site consumption. The applicant was approved on July 19, 2018 (case PHG18-0007) for 
a Type 41 ABC license (on-sale beer & wine) allowing sales and service of beer and wine with food at their existing 
restaurant. The restaurant’s current hours and days of operation are to close by 8:00 PM Monday through 
Thursday and by 8:30 PM on Fridays, Saturdays and Sundays. Per the CN development standards cited above, 
a Conditional Use Permit is required to allow alcohol sales and service at restaurants and to adjust hours of 
operation within the shopping center. 
 

Staff feels the issues are as follows: 
 

1. Whether the proposed expansion and change in operating hours are appropriate for the existing shopping 
center. 

2. Whether there are safety concerns associated with the proposed expansion and change in hours of 
operation. 

   
REASON FOR STAFF RECOMMENDATION: Staff believes that approving a Conditional Use Permit to expand 
the restaurant by 900 SF including more space to serve beer and wine would be appropriate, since they were 
granted approval for alcohol sales in July. The Planning Division depends ABC Licensing and the Police 
Department to evaluate requests involving alcohol licenses, expansions of venues selling alcohol and considering 
hours of operations in such establishments. They review and recommend appropriate conditions for the site and 
such use. ABC Licensing stated that if the adjacent suite it contiguous, which it is, that it can be covered under  

ZONING ADMINISTRATOR 



 
 
the existing type 41 license. The Police Department did not identify any issues with this current request. The 
restaurant will continue to be subject to the requirements contained in Article 57 of the Zoning Code, which 
regulate the display and advertising of alcohol and are included in its previous CUP’s conditions. The project is 
also subject to any separate provisions that might be required by the ABC license. Therefore, staff feels the CUP 
should be approved as conditioned. Staff has not received any comments from the public regarding this current 
request. 
 
Respectfully submitted, 
 

Paul K. Bingham 
Paul K. Bingham 
Assistant Planner II  
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PHG18-0019 

 

INTERIOR PHOTOS 

          

         

EXISTING RESTAURANT IN SUITE E 



FINDINGS OF FACT 

EXHIBIT “A” 

PHG 18-0019 

 

Conditional Use Permit  
 
1. The General Plan land use designation for the site is Planned Commercial (PC). The Escondido 

Hills Plaza is a small 16,324 SF planned commercial development on 1.69. Its intent was to provide 
the conveniences of a neighborhood commercial center to serve the surrounding residential 
development. 

 
2. Granting the Conditional Use Permit for the proposed expansion of the existing use would be based 

on sound principles of land use and in response to services required by the community since the 
project would expand the availability of services already existing on the site.   

 
2.  Granting the Conditional Use Permit will not cause deterioration of bordering land uses or create 

special problems for the area since the site is zoned for commercial uses; the commercial suites of 
the center are already existing, alcohol sales are already taking place and conditions relating to 
additional alcohol sales will be applied to the permit to address potential alcohol-related concerns. 

 
3. The proposed Conditional Use Permit has been considered in relationship to its effect on the 

community or neighborhood plan and would not result in a negative impact since the property is 
zoned commercial and was approved originally after careful consideration of the needs of the 
surrounded residential development. Potential alcohol-related issues will be governed by the 
Escondido Municipal Code, the Alcohol Beverage Control board regulations, and the business’s 
current CUP Conditions of Approval, and additional conditions as included in Exhibit “B.”   

 
4. The proposed Conditional Use Permit has been considered in relationship to its effect on the 

neighborhood, and in light of its proposed days and hours of operation, which do not exceed the 
allowable hours of operation as found in the applicable CN zoning standards.  A public notice was 
issued in accordance with city codes and state law for a public hearing to consider the proposed 
Conditional Use Permit, and no issues were identified at said hearing that would deem the proposed 
use to be incompatible with surrounding properties and uses.   

 
5. The center has existed for nearly fifty years. The Escondido Police Department does not have any 

concerns with the expansion of this existing business providing alcohol sales as outlined in the 
subject request. No new suite space is being created in the center as an existing space is being 
changed over to restaurant use and connected to the existing restaurant be constructing a new wall 
opening. The other conditions of approval for the existing center are not being modified. 

 
6. The business will continue to maintain its current public entrance and no new public entrances will 

be created.  
 
7. The proposed project is categorically exempt from the requirements of the California Environmental 

Quality Act (CEQA) in conformance with Section 15301 (a), “Existing Facilities;” and 15321 (a)(2) 
“Enforcement Actions by Regulatory Agencies.” CEQA provides an exemption in cases of 
entitlements for use. A Notice of Exemption was prepared for the proposed project, and incorporated 
by this reference. The request does not have the potential for causing a significant effect on the 
environment. 



CONDITIONS OF APPROVAL 

EXHIBIT “B” 

PHG 18-0019 

 

Planning Division Conditions 
 
1. Approval of this Conditional Use Permit does not supersede any previous approval or conditions of 

the site.  All previous conditions of cases 76-66-PD, 87-26-PD, 87-97-10-PD, PHG17-0003 and 
PHD18-0007 shall remain in full force and effect and are incorporated herein by this reference 
unless modified herein. 

 
2. The business associated with this approval will be open to the public as follows: 

 
  Friday & Saturday: 9:00 AM – midnight  

Sunday-Thursday: 9:00 AM – 11:00 PM 
 

Modifications to these hours of operation must be approved, in writing, by the Director of Community 
Development after consultation with the Police Department. 

  
3. The business’s access door(s) shall be locked to public entry after the hours outlined above. The 

on-site manager of the business has the responsibility to enforce this policy. The performance 
guidelines for hours of operation established herein for the restaurant shall be adhered to going 
forward. 
 

4. This permit does not authorize any outdoor dining, the expansion of the existing business’s internal 
square footage beyond the 900 SF addressed in this CUP Modification or the elimination of any 
required parking on the site. 

 
5. All alcohol sales and service activities at the facility shall strictly adhere to the State’s ABC Type 41 

beer and wine license regulations. Violations of these regulations will be grounds for revocation of 
this Conditional Use Permit.   

 
6. The serving of alcohol shall only take place on-site in conjunction with the restaurant’s food service 

and shall not be part of their off-site catering. 
 

7. The legal description attached to the application has been provided by the applicant and neither the 
City of Escondido nor any of its employees assume responsibility for the accuracy of said legal 
description. 

 
8. No signage relating to the availability and sales of alcohol on-site shall be permitted.  

 
9. No changes in building signage is authorized under this permit. Any future changes to signage must 

be submitted as a separate application with payment of the review fees applicable at the time. 
 

10. Parking for disabled persons shall be provided (including “Van Accessible” spaces and access aisle) 
in full compliance with chapter 2-71, part 2 of Title of the State Building code, including signage.   

 
11. All project generated noise shall comply with the City’s Noise Ordinance (Ord. 90-08) to the 

satisfaction of the Planning Division. No live music or entertainment is approved with this CUP. 
 
 



 
 
12. This CUP shall become null and void unless utilized within twelve months of the effective date of 

approval. 
 

13. All existing vegetation required as part of previous approvals, shall be maintained in a flourishing 
manner and kept free of all foreign matter, weeds and plant material not approved as part of the 
landscape plan.  All existing irrigation shall be maintained in fully operations condition.  

 
14. The holder of the Conditional Use Permit shall make the premises available for inspection by City 

staff during operating hours, and shall provide such business records, licenses, and other materials 
necessary to evidence compliance with the conditions of approval.  

 
15. This Conditional Use Permit may be referred back to the Zoning Administrator, or to the Planning 

Commission, for review and possible revocation or modification at a noticed public hearing upon 
receipt of nuisance complaints and/or non-compliance with the conditions of approval. 

 
16. The City of Escondido hereby notifies the applicant that the County Clerk’s office requires a 

documentary handling fee of $50.00 in order to file a Notice of Exemption for the project 
(environmental determination for the project).  In order to file the Notice of Exemption with the 
County Clerk, in conformance with the California Environmental Quality Act (CEQA) Section 15062, 
the applicant should remit to the City of Escondido Planning Division, within two working days of the 
final approval of the project (the final approval being the hearing date of the Planning Commission 
or City Council, if applicable), a check payable to the “County Clerk” in the amount of $50.00.  The 
filing of a Notice of Exemption and the posting with the County Clerk starts a 35-day statute of 
limitations period on legal challenges to the agency’s decision that the project is exempt from CEQA.  
Failure to submit the required fee within the specific time noted above will result in the Notice of 
Exemption not being filed with the County Clerk, and a 180-day statute of limitations will apply.      
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