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A. CALL TO ORDER:

7:00 p.m.

B. FLAG SALUTE
C. ROLL CALL:
D. MINUTES:
07/23/19
___________________________________________________________________________________
The Brown Act provides an opportunity for members of the public to directly address the Planning Commission on any item of interest
to the public before or during the Planning Commission's consideration of the item. If you wish to speak regarding an agenda item,
please fill out a speaker's slip and give it to the minutes clerk who will forward it to the chairman.
Electronic Media: Electronic media which members of the public wish to be used during any public comment period should be
submitted to the Planning Division at least 24 hours prior to the meeting at which it is to be shown.
The electronic media will be subject to a virus scan and must be compatible with the City’s existing system. The media must be
labeled with the name of the speaker, the comment period during which the media is to be played and contact information for the
person presenting the media.
The time necessary to present any electronic media is considered part of the maximum time limit provided to speakers. City staff will
queue the electronic information when the public member is called upon to speak. Materials shown to the Commission during the
meeting are part of the public record and may be retained by the City.
The City of Escondido is not responsible for the content of any material presented, and the presentation and content of electronic
media shall be subject to the same responsibilities regarding decorum and presentation as are applicable to live presentations.
If you wish to speak concerning an item not on the agenda, you may do so under "Oral Communications" which is listed at the
beginning and end of the agenda. All persons addressing the Planning Commission are asked to state their names for the public
record.
Availability of supplemental materials after agenda posting: any supplemental writings or documents provided to the Planning
Commission regarding any item on this agenda will be made available for public inspection in the Planning Division located at 201 N.
Broadway during normal business hours, or in the Council Chambers while the meeting is in session.
The City of Escondido recognizes its obligation to provide equal access to public services for individuals with disabilities. Please
contact the A.D.A. Coordinator, (760) 839-4643 with any requests for reasonable accommodation at least 24 hours prior to the
meeting.

___________________________________________________________________________________
The Planning Division is the coordinating division for the Planning Commission.
For information, call (760) 839-4671.
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E. WRITTEN COMMUNICATIONS:
"Under State law, all items under Written Communications can have no action, and will be referred to
the staff for administrative action or scheduled on a subsequent agenda."
1. Future Neighborhood Meetings

F. ORAL COMMUNICATIONS:
"Under State law, all items under Oral Communications can have no action, and may be referred to
the staff for administrative action or scheduled on a subsequent agenda."
This is the opportunity for members of the public to address the Commission on any item of business
within the jurisdiction of the Commission.

G. PUBLIC HEARINGS:
Please try to limit your testimony to 3 minutes.
1. CONDITIONAL USE PERMIT – PHG 19-0012:
Request: A Conditional Use Permit to increase the capacity of an existing licensed residential care
facility for the elderly (aged 60 and above), from six (6) to twelve (12) beds, on a 17,000 SF lot in the
R-1-10 zone (Single-Family Residential, 10,000 SF minimum lot size). The request includes a
proposed 1,656 SF, one (1) story, addition to the existing 2,450 SF, one (1) story, house and would
increase the number of bedrooms from four (4) to nine (9). The proposal also includes the adoption of
the environmental determination prepared for the project.
PROPERTY SIZE AND LOCATION: Approximately 0.39-acres, at the western terminus of Heather
Place, west of S. Orleans Avenue, addressed as 2512 Heather Place (APN: 231-640-25-00).
ENVIRONMENTAL STATUS: Categorical Exemption pursuant to California Environmental Quality
Act (CEQA) Section 15303, Class 3 “New Construction or Conversion of Small Structures.”
APPLICANT: Crossroads Home Care, LLC
STAFF RECOMMENDATION: Approval
COMMISSION ACTION:
PROJECTED COUNCIL HEARING DATE:
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2. MASTER AND PRECISE DEVELOPMENT PLAN AND SPECIFIC PLAN AMENDMENT –
PHG 17-0028:
REQUEST: A Master and Precise Development Plan and an amendment to the Downtown Specific
Plan to allow for a 145-unit affordable senior housing project in the Gateway Transit District of the
Downtown Specific Plan. The proposed senior housing project involves the demolition of three
existing buildings; and the construction of a four-story structure above podium parking, with 142
parking spaces, and other associated improvements. The Specific Plan Amendment would allow
ground-floor residential uses to be considered on the subject property, change the parking requirement
for senior housing projects to be consistent the Escondido Zoning Code, and change the open space
requirements for multi-family projects. The proposal also includes the adoption of the environmental
determination prepared for the project.
PROPERTY SIZE AND LOCATION: A 1.47-acre lot on the northeast corner of W. Valley Parkway
and N. Quince Street, addressed as 220 N. Quince Street (APN 229-331-10-00)
ENVIRONMENTAL STATUS: An Initial Study/Mitigated Negative Declaration (City File No.
ENV 17-0008) was prepared and issued in compliance with all requirements contained in the California
Environmental Quality Act (CEQA) and Article 47 (Environmental Quality Regulations) of the
Escondido Zoning Code. Mitigation measures were developed to reduce potential impacts related to
Cultural and Tribal Cultural Resources, Geology and Soils, Hazards and Hazardous Materials, and
Noise.
APPLICANT: San Diego Interfaith Housing Foundation
STAFF RECOMMENDATION: Approval
COMMISSION ACTION:
PROJECTED COUNCIL HEARING DATE:

H. CURRENT BUSINESS:
Note: Current Business items are those which under state law and local ordinances do not require
either public notice or public hearings. Public comments will be limited to a maximum time of three
minutes per person.
1. A Precise Development Plan (PHG 18-0047) for a single-family residential
development known as North Avenue Estates, containing 34 residential lots and five
open space lots. The proposal also includes the adoption of the environmental
determination prepared for the project.
Location: North Avenue and Conway Drive
Applicant: Jared Aronowitz of Taylor Morrison, Inc.
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I.

ORAL COMMUNICATIONS:
"Under State law, all items under Oral Communications can have no action and may be referred to
staff for administrative action or scheduled on a subsequent agenda."
This is the opportunity for members of the public to address the Commission on any item of business
within the jurisdiction of the Commission.

J. PLANNING COMMISSIONERS

K. ADJOURNMENT

Agenda Item No.: D

CITY OF ESCONDIDO

ACTION MINUTES OF THE REGULAR MEETING OF THE
ESCONDIDO PLANNING COMMISSION

July 23, 2019
The meeting of the Escondido Planning Commission was called to order at
7:00 p.m. by Chairman Spann, in the City Council Chambers, 201 North Broadway,
Escondido, California.
Commissioners present: James Spann, Chairman; Don Romo, Vice-Chair;
Michael Cohen, Commissioner; Joe Garcia, Commissioner; James McNair,
Commissioner; Mark Watson, Commissioner; and Stan Weiler, Commissioner.
Commissioners absent: None.
Staff present: Mike Strong, Assistant Planning Director; Elizabeth Lopez,
Associate Engineer; Adam Phillips, Senior Deputy City Attorney; Adam Finestone,
Principal Planner; Paul Bingham, Assistant Planner II; and Kirsten Peraino,
Minutes Clerk.
MINUTES:
Moved by Commissioner Weiler, seconded by Commissioner Watson to approve
the Action Minutes of the June 25, 2019 meeting. Motion carried (6-0-1). Ayes:
Cohen, Garcia, Romo, Spann, Watson and Weiler. Noes: None. Abstained:
McNair; Absent: None
WRITTEN COMMUNICATIONS: – Received.
FUTURE NEIGHBORHOOD MEETINGS: – None.
ORAL COMMUNICATIONS: – None.
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PUBLIC HEARINGS:
1. ZONING CODE
June 25, 2019):

AMENDMENT

–

AZ

19-0001

(Continued

from

REQUEST: A proposed amendment to Article 34 (Communication Antennas
Ordinance) of the Escondido Zoning Code to update the requirements for wireless
communication facilities within the right-of-way. The amendment includes an
update to the entitlement process to streamline deployment of 5G networks and
simplified language to be consistent with Federal Communications Commission
Order. The proposal also includes new guidelines for wireless communications
facilities in the right-of-way, as well as the environmental determination prepared
for the project. No development project is proposed.
PROPERTY SIZE AND LOCATION: Citywide
ENVIRONMENTAL STATUS: Exemption under the General Rule, CEQA Section
15061(b)(3).
PUBLIC SPEAKERS: None.
COMMISSION ACTION:
Moved by Commissioner Weiler, seconded by Commissioner Cohen to approve
the staff’s request for a continuance to a future date. Motion carried unanimously
(7-0-0).
2. CONDITIONAL USE PERMIT – PHG 18-0016:
REQUEST: A Conditional Use Permit to install a wireless communications facility
consisting of 12 panel antennas, 12 remote radio units, and one microwave dish
antenna, concealed within a new 40-foot tall stealth mono-pine, and associated
ground-mounted mechanical within a 12’ x 20’ CMU block enclosure in the R-1-10
(Single Family Residential, 10,000 SF minimum lot size) zone. The proposal also
includes the adoption of the environmental determination prepared for the project.
PROPERTY SIZE AND LOCATION: A 4.52 acre site located on both sides of East
El Norte Parkway between East Tangelo Place and Sungold Way, addressed as
2534 East El Norte Parkway (APN 225-270-63-00).
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ENVIRONMENTAL STATUS:The proposed project is categorically exempt from
environmental review in conformance with CEQA Section 15303, “New
Construction of Small Structures.”

PUBLIC SPEAKERS:
Kerrigan Diehl, Plancom, Inc., Applicant for the project, available for
questions
Brian Wilson, spoke in opposition to the project.
Christina King, spoke in opposition to the project.
Mike Hendel, spoke in opposition to the project.
Andre White, spoke in opposition to the project.
Rosalie McChesney, spoke in opposition to the project.
Lisa Brown, spoke in opposition to the project.
Gail McMorran, owner of the AirX business.
COMMISSIONER DISCUSSION AND QUESTIONS
The Commissioners discussed various aspects of the project.
COMMISSION ACTION:
Moved by Commissioner McNair, seconded by Commissioner Weiler to approve
the staff recommendation. Motion carried (5-2-0). Ayes: Cohen, McNair, Romo,
Spann, and Weiler. Noes: Garcia and Watson. Absent: None.

ADJOURNMENT:
Chairman Spann adjourned the meeting at 8:47 p.m. to the next regularly
scheduled Planning Commission meeting to be held at 7:00 p.m. on Tuesday,
August 13, 2019 in the City Council Chambers, 201 North Broadway Escondido,
California.

______________________________
Mike Strong, Secretary to the
Escondido Planning Commission
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___________________________
Kirsten Peraino, Minutes Clerk

Agenda Item No.: G.1
Date: August 13, 2019

PROJECT NUMBER / NAME: PHG 19-0012 / Crossroads Home Care, LLC
REQUEST: A Conditional Use Permit to increase the capacity of an existing licensed
residential care facility for the elderly (aged 60 and above), from six (6) to twelve (12) beds, on
a 17,000 SF lot in the R-1-10 zone (Single-Family Residential, 10,000 SF minimum lot size).
The request includes a proposed 1,656 SF, one (1) story, addition to the existing 2,450 SF, one
(1) story, house and would increase the number of bedrooms from four (4) to nine (9). The
proposal also includes the adoption of the environmental determination prepared for the project.

LOCATION: 2512 Heather Place

APPLICANT: Crossroads Home Care, LLC

APN / APNS: 231-640-25-00

PRIMARY REPRESENTATIVE:
Mr. Hamid Montazer

GENERAL PLAN / ZONING: S/R-1-10

DISCRETIONARY ACTIONS REQUESTED: Conditional Use Permit
PREVIOUS ACTIONS: N/A
PROJECT PLANNER:

Jasmin Perunovich, Assistant Planner I, jperunovich@escondidio.org

CEQA RECOMMENDATION: Exempt (CEQA Guidelines Section 15303/Class 3)
STAFF RECOMMENDATION: Approval, as conditioned
REQUESTED ACTION: Approve Planning Commission Resolution No. 2019-16

CITY COUNCIL HEARING REQUIRED: ☐ YES
REPORT APPROVALS:

☒ NO

☐ Bill Martin, Community Development Director
☒ Mike Strong, Assistant Planning Director

PHG 19-0012
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A. BACKGROUND:
The Montazer family owns the existing 2,450 SF, one (1) story, house, located on a 17,000 square
foot lot at the end of the cul-de-sac on Heather Place. The house consists of four (4) bedrooms,
three (3) bathrooms and an attached two (2) car garage; and is surrounded by single-family
residential homes on all sides. Currently, the owner does not reside on the premises. A small
residential care facility for the elderly, consisting of six (6) beds, is operating at the home.
The applicant, Crossroads Home Care, LLC, current operator of the small residential care facility
at the subject property, is requesting a Conditional Use Permit (CUP) to increase the capacity of
the existing residential care facility, from six (6) to twelve (12) beds, due to increasing demand.
The applicant has cited numerous requests of need from the Escondido residents, placement
agencies, and out of area referrals.
Since 2011, the facility has been licensed by the Department of Social Services Community Care
Licensing Division (Facility License Number 374603202) to provide care for five (5) nonambulatory and one (1) bed-ridden resident. The facility employs a total of three (3) people: two
(2) caregivers during the day (7 a.m. to 7 p.m.), one (1) of whom resides at the facility and is
available at night, and one (1) administrator who is on site four (4) hours a day. The site is well
maintained and landscaped and the site is suitable for the care facility and is compatible with
similar single-family development in the surrounding community. There is an existing patio area
with a gazebo for the residents in the back yard.
B. PROJECT ANALYSIS:
1. General Plan / Zoning
The General Plan land-use designation is Suburban (S) with a zoning designation of R-1-10
(Single-Family Residential, 10,000 SF minimum lot size). State law exempts residential care
facilities with up to six (6) clients from local zoning regulations and considers them the same as a
single-family residence for zoning purposes. The proposed CUP is consistent with the goals and
policies of the General Plan and R-1-10 zone because licensed residential care facilities for seven
(7) or more persons are conditionally permitted within residential zones.
2. Project Description
The proposed twelve (12) bed residential care facility for the elderly would involve a 1,656 square
foot addition to the existing home, increasing the size from 2,450 square feet to 4,106 square feet,
plus the garage. The addition would consist of five (5) bedrooms, two (2) bathrooms, and living
and dining room areas. After the addition is compete, the facility would include nine (9) bedrooms
- eight (8) for residents and one (1) for staff. At project completion there would be five (5)
bathrooms serving the facility. The facility would employ a total of seven (7) employees, with four

2

PHG 19-0012
August 13, 2019
Planning Commission Meeting

(4) caregivers during the day (7 a.m. to 7 p.m.), two (2) caregivers at night (7 p.m. to 7 a.m.), and
one (1) administrator that will be on site six (6) hours per day.
The demand for utilities would increase slightly due to the increase in capacity of additional
residents. The overall building size is proportion to, and in scale with the site and with the
surrounding properties. The maximum lot coverage allowed on site is 6,800 SF and the total
building coverage proposed is 4,666 SF with the entire structure being single-story. The building
exterior colors and materials on the new addition will match the existing improvements on the site.
The Zoning Code requires parking for residential care facilities at a ratio of one (1) parking space
per three (3) beds. There is no covered parking requirement for residential care facilities. The
proposed twelve (12) bed facility would require four (4) parking spaces on site. The existing two
(2) car garage and driveway provides four (4) tandem parking spaces; and a new 24’ wide x 20’
deep concrete pad for two (2) additional parking spaces will be provided on the north side of the
site, accessible by a new ten (10) foot-wide concrete driveway. The north side of this paved
parking area will be screened with the addition of trees and shrubs. The demand for parking is
expected to be limited primarily to the facility employees since resident do not drive and resident
client visitation occurs on an infrequent basis.
SANDAG estimates that residential care facilities generate approximately 2.5 vehicle trips per
bed. In this case, the number of beds is increasing by six (6) over what is permitted in the R-1
zone, which represents an increase of fifteen (15) trips beyond a standard single-family residential
use. The anticipated increase in trips also would not be significant and therefore no environmental
review is required.
3. Supplemental Details of Request
1. Property Size:

.39 acres (17,000 SF)

2. Total Building Area:

Existing 1-Story House:
2,450 SF
Existing 2-Car Garage:
440 SF
Existing Detached Storage:
120 SF
Proposed 1-Story Addition: 1,656 SF
Total Building SF:
4,666 SF

3. Lot Coverage:
feet)

Maximum Allowed:

40 percent (6,800 square

Existing:

17 percent (3,010 square

Proposed:

27 percent (4,666 square

feet)
feet)
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4. Setbacks:
Front:
Side:
Rear:

Required
20’
5’/10’
20’

Provided
20’
5’/10’
20’

5. Hours of Operation:

Care is provided 24 hours a day, 365 days a year

6. Number of Employees:
p.m.)

Existing:

2 caregivers day shift (7:00 a.m. to 7
1 caregiver lives on site and is
available at night
1 Administrator (4 hours a day)

Proposed:

4 caregivers day shift (7:00 a.m. to 7 p.m.)
2 caregivers night shift (7 p.m. to 7 a.m.)
1 Administrator (6 hours a day)

7. Number of Residents:

Existing:
Proposed:

6
12 (maximum)

8. Number of Bedrooms, Beds:

Existing:
Proposed:

4 bedrooms, 6 beds
9 bedrooms, 12 beds

9. Parking:

Existing:

4 parking spaces
(2-car garage, 2 uncovered spaces)
6 parking spaces
(2-car garage, 4 uncovered spaces)

Proposed:

10. Landscaping: The existing landscaping around the property, and mature trees along the rear
property line, will remain. Additional trees and shrubs will be installed along the northern
property line to provide screening of the new parking area.

C. ENVIRONMENTAL STATUS:
The Project is Categorically Exempt from the provisions of the California Environmental Quality
Act (CEQA), pursuant to Section 15303/Class 3 “New Construction or Conversion of Small
Structures.” In staff’s opinion, the project would not have any adverse impacts to the environment.
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D. CONCLUSIONS:
The Planning Commission is authorized to take discretionary action on to the major Conditional
Use Permits. The Planning Commission is being asked to consider this Conditional Use Permit
for the proposed increase in the capacity of an existing licensed residential care facility for the
elderly from six (6) beds to twelve (12) beds. No other discretionary permits are requested or
required for the proposed scope of work. City staff recommends that the Planning Commission
adopt draft Planning Commission Resolution No. 2019-16, approving Planning Case No. PHG
19-0012, based upon the findings of fact and conditions contained attached to the draft resolution
as Exhibits “B” and “C,” respectively.

ATTACHMENTS:
1. Location and General Plan Map
2. Site Photos
3. Draft Planning Commission Resolution No. 2019-16
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ATTACHMENT 1
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ATTACHMENT 2
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ATTACHMENT 3

Planning Commission
Hearing Date: August 13, 2019
Effective Date: August 24, 2019

PLANNING COMMISSION RESOLUTION NO. 2019-16
A RESOLUTION OF THE PLANNING COMMISSION OF
THE
CITY
OF
ESCONDIDO,
CALIFORNIA,
APPROVING A CONDITIONAL USE PERMIT FOR A
TWELVE-BED RESIDENTIAL CARE FACILITY FOR
THE ELDERLY IN THE R-1-10 ZONE
APPLICANT: Mr. Hamid Montazer, Crossroads Home Care, LLC
CASE NO:

PHG 19-0012

WHEREAS, Mr. Hamid Montazer, on behalf of Crossroads Home Care, LLC
(herein after referred to as “Applicant”), filed a land use development application
(Planning Case No. PHG 19-0012) constituting a request for a Conditional Use Permit to
allow an increase in the capacity of an existing licensed residential care facility for the
elderly (aged 60 and above), from 6 to 12 beds, on a .39 gross acre site located at 2512
Heather Place (APN 231-640-25-00), in the R-1-10 Zone; and
WHEREAS, the subject property is all that real property described in Exhibit “A,"
which is attached hereto and made a part hereof by this reference as though fully set forth
herein; and
WHEREAS, the land use development application was submitted to, and
processed by, the Planning Division of the Community Development Department in
accordance with the rules and regulations of the Escondido Zoning Code and the
applicable procedures and time limits specified by the Permit Streamlining Act
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(Government Code Section 65920 et seq.) and California Environmental Quality Act
(“CEQA”) (Public Resources Code Section 21000 et seq.); and
WHEREAS, Residential Care Facilities for 7 or more persons are conditionally
permitted uses within the R-1-10 Zone, subject to the approval of a Conditional Use
Permit, in accordance with Section 33-94 of the Escondido Zoning Code; and
WHEREAS, pursuant to CEQA and CEQA Guidelines (Title 14 of 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; and
WHEREAS, the Planning Division did study said request, performed necessary
investigations, prepared a written report, and does recommend approval of the Project;
and
WHEREAS, City staff provided public notice of the application in accordance with
City and State public noticing requirements; and
WHEREAS, the Planning Commission of the City of Escondido did, on
August 13, 2019, hold a duly noticed public hearing as prescribed by law. At said hearing,
this Planning Commission received and considered the reports and recommendation of
the Planning Division and gave all persons full opportunity to be heard and to present
evidence and testimony respecting said matter.

Evidence was submitted to and

considered by the Planning Commission, including, without limitation:
a. Written information including plans, studies, written and graphical information, and
other material, submitted by the Applicant;
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b. Oral testimony from City staff, interested parties, and the public;
c. The staff report, dated August 13, 2019, with its attachments as well as City staff’s
recommendation on the Project, which is incorporated herein as though fully set
forth herein; and
d. Additional information submitted during the public hearing; and
WHEREAS, said public hearing before the Planning Commission was
conducted in all respects as required by the Escondido Municipal Code and the rules of
this Planning Commission.
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City
of Escondido:
1. That the above recitations are true and correct.
2. The proposed project is exempt from environmental review in
conformance with the California Environmental Quality Act (CEQA) Section 15303 “New
Construction or Conversion of Small Structures.”
3.

After consideration of all evidence presented, and studies and

investigations made by the Planning Commission and on its behalf, the Planning
Commission makes the following substantive findings and determinations, attached
hereto as Exhibit “B,” relating to the information that has been considered. In accordance
with the Findings of Fact and the foregoing, the Planning Commission reached a
recommendation on the matter as hereinafter set forth.
4. The application to use the subject property for said purpose specified
above and subject to each and all of the conditions hereinafter set forth in Exhibit “C” is
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hereby approved by the Planning Commission. This Planning Commission expressly
declares that it would not have approved this land use development application except
upon and subject to each and all of said conditions, each and all of which conditions shall
run with the land and be binding upon the Applicant, the owner, and all subsequent
owners of the subject property, and all persons who use the subject property for the use
permitted hereby.
5. The Planning Commission, therefore, directs that a Notice of Exemption
be filed with the County Clerk of the County of San Diego in accordance with CEQA
Guidelines.
6. Said plan is on file in the Planning Division of the Community
Development Department and is available for inspection by anyone interested herein, and
attached hereto as Exhibit “D.” This Project is conditionally approved as set forth on the
application and project drawings, all designated as approved by the Planning
Commission, and shall not be altered without the express authorization by the Planning
Division. Any deviations from the approved plans shall be reviewed by the City for
substantial compliance and may require amendment by the appropriate hearing body.
BE IT FURTHER RESOLVED that, pursuant to Government Code Section
66020(d)(1):
1.

NOTICE IS HEREBY GIVEN that the Project is subject to

dedications, reservations, and exactions, as specified in the Conditions of Approval. The
Project is subject to certain fees described in the City of Escondido’s Development Fee
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Inventory on file in both the Community Development and Public Works Departments.
The Applicant shall be required to pay all development fees of the City then in effect at
the time and in such amounts as may prevail when building permits are issued. It is the
City’s intent that the costs representing future development’s share of public facilities and
capital improvements be imposed to ensure that new development pays the capital costs
associated with growth. The Applicant is advised to review the Planned Fee Updates
portion of the web page, www.escondido.org, and regularly monitor and/or review feerelated information to plan for the costs associated with undertaking the Project.
2. NOTICE IS FURTHER GIVEN that the 90-day period during which to
protest the imposition of any fee, dedication, reservation, or other exaction described in
this resolution begins on the effective date of this resolution, and any such protest must
be in a manner that complies with Section 66020.
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PASSED, ADOPTED AND APPROVED by a majority vote of the Planning
Commission of the City of Escondido, California, at a regular meeting held on the 13th
day of August, 2019, by the following vote, to wit:
AYES:

COMMISSIONERS:

NOES:

COMMISSIONERS:

ABSTAINED:

COMMISSIONERS:

ABSENT:

COMMISSIONERS:

______________________________
JAMES SPANN, Chairman
Escondido Planning Commission
ATTEST:

______________________________
MIKE STRONG, Secretary of the
Escondido Planning Commission
I hereby certify that the foregoing Resolution was passed at the time and by
the vote above stated.

_____________________________
KIRSTEN PERAINO, Minutes Clerk
Escondido Planning Commission

Decision may be appealed to City Council
pursuant to Zoning Code Section 33-1303
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EXHIBIT “A”
LEGAL DESCRIPTION
PHG19-0012

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF SAN
DIEGO, STATE OF CALIFORNIA AND IS DESCRIBED AS FOLLOWS:
LOT 28 OF ESCONDIDO TRACT NO. 232, IN THE CITY OF ESCONDIDO, COUNTY
OF SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 8135,
FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY ON
JULY 1, 1975.
APN: 231-640-25-00
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EXHIBIT “B”
FINDINGS OF FACT
PHG19-0012
Conditional Use Permit
1. Licensed group homes serving six (6) or fewer residents must be treated like single-family
homes or single dwelling units for zoning purposes. In other words, a licensed group home
serving six (6) or fewer residents must be a permitted use in all residential zones in which a
single-family home is permitted, with the same parking requirements, setbacks, design
standards, and the like. Because California law only protects licensed facilities serving six (6)
or fewer residents, the City of Escondido and other cities can restrict the location of facilities
housing seven (7) or more clients by requiring use permits, adopting special parking and other
standards for these homes.
2. Granting the Conditional Use Permit would utilize sound principles of land use in response to
services required by the community since the proposed residential care facility would provide
housing for community residents that have special needs. The General Plan supports the
development of residential care facilities through the Conditional Use Permit process. The
proposed project would not diminish the quality of life standards of the General Plan since the
project would not materially degrade the level of service on adjacent streets or public facilities,
nor create excessive noise, and adequate public services are currently provided on site.
The site is suitable for the proposed care facility and is compatible with similar development
in the surrounding community. The physical and design characteristics of the project is
compatible with existing community character and would result in less than significant
aesthetic or land use effects on the environment.
3. The proposed increase in the number of residents and beds for the existing care facility would
not cause a deterioration of bordering land uses or create special problems in the area. The
site has been developed with a single-family residence and previously approved for a
residential care facility with up to six (6) beds. The increase in size of the residential structure
is not out of character with the nearby residential development patterns, and adequate
parking, setbacks, access and landscaping are provided. The proposed use is residential in
nature and the operations are regulated by the State of California Department of Social
Services.
4. The proposed Conditional Use Permit has been considered in relationship to its effect on the
neighborhood and it has been determined to be compatible with the surrounding properties
and General Plan policies since the use is still residential in nature and would not create noise,
traffic, or other adverse impacts.
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EXHIBIT “C”
CONDITIONS OF APPROVAL
PHG19-0012
1. This Conditional Use Permit shall become null and void if not utilized within twelve (12) months
of the effective date of approval.
2. Approval of this request shall not waive compliance with any sections of the Municipal Code
and all other applicable City regulations in effect at the time of Building Permit issuance unless
specifically waived herein.
3. Prior to any use of the project site pursuant to this permit, all conditions of approval contained
herein shall be completed or secured to the satisfaction of the Director of Community
Development.
4. This Conditional Use Permit shall be for the operation of a residential care for the elderly only,
as described the August 13, 2019 Planning Commission Agenda Report, which is
incorporated herein by this reference as though fully set forth herein. No other residential
care facilities and/or occupancies are approved with this CUP.
5. The maximum capacity for the Residential Care Facility shall be limited to twelve (12)
residents. Nothing in this permit shall authorize the applicant to intensify the authorized
activity beyond that which is specifically described in this permit. A request to increase the
maximum allowable capacity will require a modification to the CUP.
6. The maximum number of residents and staff in each room is subject to Building and Fire
Codes and approvals from the Building Division and Fire Department.
7. There shall be a maximum of seven (7) employees: four (4) caregivers (7:00 a.m. to 7:00
p.m.), two (2) caregivers (7:00 p.m. to 7 a.m.) and one (1) administrator that will be on site 6
hours a day. Any increase in the number of employees must be approved in writing by the
Director of Community Development.
8. A minimum of four (4) parking spaces shall be provided on site in conjunction with the facility,
including one (1) space for disabled persons (“Van Accessible” space and access aisle) in full
compliance with Chapter 2-71, Part 2 of Title 24 of the State Building Code, including signage.
9. All employees of the facility shall be required to park in the garage or on the concrete pad
located on the subject property on the north side of the house.
10. Fire lanes shall remain clear and unobstructed at all times.
11. Appropriate fire access and ADA compliant paths of travel shall be maintained, as may be
required by the Fire Department and Building Division.
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12. All new mechanical equipment and appurtenances shall be screened from public view to the
satisfaction of the Planning Division. Exterior mechanical equipment or devices shall be
subject to siting and design standards pursuant to Section 33-1085.
13. All retaining and other freestanding walls, fences, and enclosures shall be architecturally
designed in a manner similar to, and consistent with, the primary structures (e.g. stuccocoated masonry, split-face block or slump stone). These items shall be approved by the
Community Development Department prior to the issuance of building and/or grading permits.
14. The required landscape and irrigation shall comply with the provisions, requirements and
standards in the City’s Water Efficient Landscape Regulations, as well as the State Model
Water Efficient Landscape Ordinance.
15. Any landscaping damaged or destroyed as a result of the building expansion shall be replaced
to the satisfaction of the Planning Division. All landscaping, fences, walls, etc. on the site, in
any adjoining public parkways (the area between the front property line and the street) shall
be permanently maintained by the owner, assigns or any successors in interest in the
property. The maintenance program shall include normal care and irrigation of the
landscaping to ensure that plant material is maintained in a flourishing manner; repair and
replacement of plant materials and irrigation systems as necessary; and general cleanup of
the landscaped and open areas, parking lots and walkways, walls, fences, etc. Irrigation
systems shall be consistently maintained and adjusted to eliminate water waste and ensure
the healthy survival of the plant material. Failure to maintain landscaping and the site in
general may result in the setting of a public hearing to revoke or modify the approval.
16. Additional trees and other appropriate landscaping shall be provided along the north side of
the lot to screen the proposed parking area from view. Parking area shall be screened from
adjacent properties and/or public view with decorative wall(s) and/or landscaping. Said
screening shall be reviewed and approved by the Community Development Department prior
to building permit issuance.
17. All utility connections shall be designed to coordinate with the architectural elements of the
site so as not to be exposed except where necessary. Locations of pad mounted
Transformers, meter boxes, and other utility related items shall be included in the site plan
submitted with the building permit application with an appropriate screening treatment.
Transformers, terminal boxes, meter cabinets, pedestals, ducts and other facilities may be
placed above ground provided they are screened with landscaping.
18. Building plans, prepared by a licensed design professional, must be submitted for this project
and must comply with the building and fire codes in effect at the time of building plan submittal.
19. The applicant shall pay development fees at the established rate. Such fees may include, but
not be limited to: Permit and Plan Checking Fees, Water and Sewer Service Fees, School
Fees, Traffic Mitigation Fees, Flood Control Mitigation Fees, Park Mitigation Fees, Fire
Mitigation/Cost Recovery Fees, and other fees as so established by the City’s fee schedule
which may be so amended. Arrangements to pay these fees shall be made prior to building
permit issuance to the satisfaction of the Community Development Department.
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20. A City Business License shall be obtained prior to occupancy. The business license shall
include the maximum capacity of elderly residents and shall match the capacity number
approved by this CUP and Department of Social Services, Community Care Licensing
Division.
21. A Community Care License from the Department of Social Services, Community Care
Licensing Division, for a residential care facility that serves twelve elderly residents maximum,
shall be obtained prior to occupancy. The CCL shall match the maximum capacity number
approved by this CUP. At all times during the effective period of this permit, the responsible
party shall obtain and maintain in valid force and effect, each and every license and permit
required by a governmental agency for the operation of the authorized activity.
22. No signage is approved as part of this permit. All proposed signage shall conform to the
Escondido Sign Ordinance (Ord. 92-47). Separate sign permits will be required for project
signage.
23. All outdoor lighting shall conform to the requirements of Article 35, Outdoor Lighting
(Ordinance No. 86-75).
24. All project-generated noise shall comply with the City’s Noise Ordinance (Ord. 90-08), to the
satisfaction of the Planning Division.
25. This project shall conform to the Public Art Partnership Program, Article 37 of the Escondido
Zoning Code.
26. 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 these conditions of approval.
27. The legal description attached to this resolution as Exhibit “A” 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.
28. This item may be referred back to the Planning Commission for review and possible
revocation or modification at a noticed public hearing upon receipt of nuisance complaints
regarding performance of the operation of the facility and/or non-compliance with the
conditions of approval.
29. Nothing in this permit shall relieve the applicant from complying with conditions and
regulations generally imposed upon activities similar in nature to the activity authorized by this
permit. In the event that any of the conditions of this permit are not satisfied, the Community
Development Department shall cause a noticed hearing to be set before the authorized
agency to determine whether the City of Escondido should revoke this permit.
30. 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
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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 “San Diego
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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Agenda Item No.: G.2
Date: August 13, 2019

PROJECT NUMBER / NAME: PHG 17-0028 – 220 North Quince Street Senior Housing Project
REQUEST: A Master and Precise Development Plan and an amendment to the Downtown Specific
Plan to allow for a 145-unit affordable senior housing project in the Gateway Transit District of the
Downtown Specific Plan. The proposed senior housing project involves the demolition of three existing
buildings; and the construction of a four-story structure above podium parking, with 142 parking
spaces, and other associated improvements. The Specific Plan Amendment would allow ground-floor
residential uses to be considered on the subject property, change the parking requirement for senior
housing projects to be consistent the Escondido Zoning Code, and change the open space
requirements for multi-family projects. The proposal also includes the adoption of the environmental
determination prepared for the project.
LOCATION: 220 N. Quince Street
APN / APNS: 229-331-10-00
GENERAL PLAN / ZONING: SPA-9 /
Downtown Specific Plan – Gateway Transit
District

APPLICANT: San Diego Interfaith Housing
Foundation
PRIMARY REPRESENTATIVE:
Matt Jumper

DISCRETIONARY ACTIONS REQUESTED: Master and Precise Development Plan and Specific
Plan Amendment
PREVIOUS ACTIONS: On February 14, 2018, the City Council authorized staff to process an
amendment to the Downtown Specific Plan related to this project.
PROJECT PLANNER: Adam Finestone, Principal Planner, afinestone@escondido.org
CEQA RECOMMENDATION: Approval of a Mitigated Negative Declaration prepared for the project
(Helix Environmental, June 2019)
STAFF RECOMMENDATION: Recommend approval by the City Council
REQUESTED ACTION: Approve Planning Commission Resolution No. 2019-15
CITY COUNCIL HEARING REQUIRED: ☒ YES
REPORT APPROVALS:

☐ NO

☐ Bill Martin, Community Development Director
☒ Mike Strong, Assistant Planning Director

PHG 17-0028
August 13, 2019
Planning Commission Meeting

A. BACKGROUND:
Downtown Escondido is a dynamic city center offering cultural events, retail, services, business
and medical offices, employment opportunities, and a range of housing types within the City’s
urban core. The proposed project would be located toward the western end of Escondido’s
Downtown Specific Plan area, on the northeast corner of W. Valley Parkway and N. Quince Street,
across the street from the Escondido Transit Center (shown on Attachment “A”). The Escondido
Creek Trail and flood control channel are immediately north of the project site, and a private
access drive/alley runs along the east side of the property. The property is currently occupied by
three vacant warehouse buildings that were most recently occupied by Bekins Pack and Crate
Services. One small accessory/maintenance building also exists on-site, and the remainder of the
property is fully paved. The property is flat with no topography.
The applicant proposes to construct a 145-unit senior housing project on the 1.47-acre site, with
a resulting density of 98.6 units per acre. The project would contain four stories of residential
units on a podium deck above a grade-level parking garage. The podium would contain a large
plaza and courtyard, and other interior and exterior open space areas would be provided on the
project site. The residential unit mix would include 4 studios, 129 one-bedroom units, and 12 twobedroom units, ranging in size from 612 square feet to 869 square feet. The building would reach
a maximum height of 61-feet, and would include a variety of colors and materials, as well as
decorative illuminated panels at the corner of W. Valley Parkway and N. Quince Street. A
passenger loading and delivery zone would be provided at the main building entrance along N.
Quince Street, with additional access available from within the garage. The project would be
responsible for widening W. Valley Parkway to its ultimate width and would provide landscaping
and other enhancement along both street frontages and adjacent to the Escondido Creek Trail.
Emergency access would be provided to the site along the existing alley on the east side of the
building and from the creek trail, which would be widened and enhanced as part of the project.
Project plans are attached to draft Planning Commission Resolution No. 2019-15 as Exhibit “D.”
As of this writing, it is anticipated that the project would be rented at market rate to senior-aged
households. It should be noted that the project, as described in the Project Request on the cover
page, includes a reference to “affordable” housing but the project may or may not be affordable
housing after project implementation. Although the project may be relatively affordable by design,
the project proposal does not include (nor require) affordable housing restrictive covenants as a
condition of approval. The project has no density bonus, inclusionary, or lower-income housing
obligations. However, the applicant is looking into obtaining financing that potentially require
affordability requirements. But without a deed restriction recorded on the property, steady pricing
for buyers or renters are not ensured.
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B. PROJECT ANALYSIS:
1. General Plan / Zoning
The City’s General Plan and the Downtown Specific Plan (DSP) encourage high-density
residential development in urbanized areas that are within close proximity to commercial uses,
offer recreational opportunities, and provide convenient access to public transit. The subject
property is located directly across N. Quince Street from the Escondido Transit Center, within the
Gateway Transit District of the DSP, which makes it a prime candidate for this type of high-density
development. At a yield of 145 dwelling units, the proposed project takes full advantage of the
allowable density of 100 units per acre, with a density of 98.6 units per acre. Thus, the
development embodies the land use densities envisioned for this area.
Surrounding land uses include a commercial development to the east, a financial institution
currently under construction to the south, the aforementioned Escondido Transit Center to the
west, and the flood control channel to the north with Fire Station No. 1 immediately beyond that.
2. Downtown Specific Plan Amendment
The proposed project is in conflict with certain existing provisions contained in the DSP. As such,
an amendment to the DSP is proposed as part of this project. A description of the proposed
amendments is provided below.
Location for Residential Land Uses
Portions of the DSP have non-residential zones where residential densities are permitted
or allowed. The DSP currently requires ground-floor retail or office uses along both street
frontages on the project site, with residential uses permitted above. The interior portion of
the site may provide residential uses through the Planned Development application
process on all floors (Figure II-4 of the DSP). The proposed project includes a parking
garage on the entire ground floor, which is accessory to the residential use above. Since
it is not a retail or office use, the applicant has requested that Figure II-4 be changed to
allow ground-floor residential uses on the entire property. The proposed change is
depicted in Exhibit “C” to draft Planning Commission Resolution No. 2019-15.
This is not the first time the City has received a request to amend the DSP to allow groundfloor residential uses in locations where retail or office uses are currently required. The
Gateway Grand project, currently under construction approximately 500 feet west of the
subject property on W. Valley Parkway, received approval for the same type of request to
remove the ground-floor retail requirement as part of their entitlement process. It may be
difficult to market and develop properties in the downtown area with these blanket ground
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floor commercial requirements because there is a finite economic market available to
support providing additional commercial services. Mixed use thrives when it is focused in
a compact area, not over lengthy corridors, as is currently mandated in these specific
plans.
Governmental constraints are policies, standards, requirements or actions imposed by the
various levels of government upon land, housing ownership and development. The
current request made by the applicant would be applicable only to the subject property.
However, Planning Division staff is contemplating a separate effort to remove similar
constraints to housing development in other areas of the city. As part of the forthcoming
General Plan Housing Element Update process, set to begin in 2020, the City has
identified several early implementation action items aimed at improving, maintaining, and
developing housing opportunities in the Escondido community. For mixed-use projects in
the downtown, the City is considering amending DSP regulations to require ground floor
commercial uses only at key locations or preference areas based on context or planning
objectives rather than as a blanket requirement to ensure future projects are feasible and
the desired community character is preserved. Key locations will be determined by City
Council, with a recommendation from the Planning Commission.
Parking Requirements for Senior Housing Projects
The Escondido Zoning Code was recently amended to reduce the number of parking
spaces required for senior housing projects city-wide, however that amendment does not
apply to properties in the DSP. Since the DSP parking requirements do not specifically
address senior housing projects, the multi-family parking provisions contained in the
document are applicable. Parking required for the proposed project based on current DSP
requirements, identified in Figure III-3 of the specific plan, would be as shown below:
Unit Type
Studio
1-Bedroom
2-Bedroom
Guest Parking
Total

Parking Requirement
1 space/unit
1.5 spaces/unit
1.75 spaces/unit
0.25 spaces/unit

Number of Units
4
129
12
145
145

Spaces Required
4
193.5
21
36.25
254.75

The proposed amendment to the DSP would reference Article 39 of the Escondido Zoning
Code for parking requirements for senior housing projects. The proposed revision would
be added as a footnote to Figure III-3 of the DSP, as depicted in Exhibit “C” to draft
Planning Commission Resolution No. 2019-15.
This amendment would be applicable throughout the DSP area, and would bring parking
requirements for senior housing projects in the DSP into line with those contained in the
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Escondido Zoning Code. Based on the goals for a walkable, urban downtown, staff
believes this modification is appropriate for properties in the DSP, and even more so for
the subject property, considering its proximity to the Escondido Transit Center.
Open Space Requirements
The DSP currently requires a minimum of 300 square feet of open space per dwelling unit.
Open space can be common (courtyards, pools, landscaped areas, etc.) or private
(balconies, decks, patios, etc.), and exterior or interior (clubhouse, gym, etc.). Common
areas must have minimum dimensions of ten feet in all directions, and private open space
areas must be at least five feet in all directions. Said open space allows for buffers
between residential units and helps break up the monotony of paved and built surfaces.
At 145 dwelling units, the subject project would be required to provide 43,500 square feet
of open space. The project proposes approximately 35,000 square feet of open space,
consisting of a large plaza and courtyard on the podium deck, an observation deck
overlooking the corner of W. Valley Parkway and N. Quince Street, a community room,
and other smaller terraces and observation decks. It also proposes private balconies or
decks for each unit. Collectively, the project provides functional common and private open
space areas that enhance the quality of life for the occupants. However, due to the
density, the project has a deficiency of approximately 9,000 square feet of open space. In
order to accommodate this reduction, the applicant has requested relief from the open
space requirement.
As of this writing, the DSP allows for some open space reductions, to be considered on
an ad hoc basis. In order to accommodate the proposed project under the current
regulations, the applicant would have to enter into a Development Agreement with the City
(in addition to the Planned Development application process), and would have to provide
an open space-related public benefit to the community. In consideration of the project’s
design and densities of the downtown, it is pretty clear that the total amount of landscaping
to be provided in high-density environments are unduly constraining housing
development. In this case, the applicant has made a genuine effort to incorporate as much
open space on the site as possible, and has come up with a project design that
complements existing buildings and is well integrated into the neighborhood with a
cohesive and well-thought out design that provides a generous amount of open space and
landscaping which creates a positive enhancement to the project. In staff’s opinion, the
project meets the spirit of the open space provisions contained in the DSP and contributes
a reasonable amount of open space on a per-unit basis that contributes to a cleaner
environment and a healthier, more livable project setting. In order to construct a welldesigned project that complies with height and setback limitations identified in the DSP,
such as that proposed by the applicant, providing the required amount of open space
negatively impacts the ability to achieve a higher density project envisioned by that
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document. Furthermore, if technically feasible, the open space requirements contained in
the DSP might have an adverse impact on the desired development pattern within the
DSP area and take away from an otherwise ultimately rich urban center.
City staff conducted an analysis of residential projects in the downtown area that have
been recently constructed, are under construction, or are currently being reviewed, to
determine if there is an open space “problem,” if project deficiencies exist, and if a potential
reduction in the open space requirement contained in the DSP is justified. The results of
that analysis are presented below:
Project:

Location:
610 N. Centre City Pkwy.
555 E. Valley Pkwy
700 W. Grand Ave.
300 S. Escondido Blvd.
439 W. Washington Ave.
555 W. Grand Ave.
220 N. Quince Street

Density
(Units/Acre):
32.6
36.9
48.6
68.8
70.7
79.8
98.6

Unit
Count:
112
510
126
55
82
32
145

Open Space
(Per Unit)*:
245 sq. ft.
300 sq. ft.
303 sq. ft.
310 sq. ft.
229 sq. ft.
257 sq. ft.
254 sq. ft.

Latitude II (Alcove)
Palomar Heights
Gateway Grand
City Plaza**
Latitude 3**
Five 55 W. Grand
220 N. Quince
Street Sr. Housing
The Ivy
Aspire

343 E. 2nd Ave.
137 W. Valley Pkwy.

126.7
125

127
131

171 sq. ft.
211 sq. ft.

*

Projects listed above that do not provide the required 300 square feet of open space per unit have been required to
go through Planned Development and Development Agreement approval process or have had their open space
requirements reduced in exchange for the provision of affordable housing units as part of a density bonus request.
** Contains subterranean parking garage

As demonstrated above, higher-density projects tend to have a difficult time meeting their
open space requirements. Although it is recognized that not all techniques or approaches
are appropriate or practical for every development project, recent projects above 70 units
per acre have generally provided less than 250 square feet of open space per unit.
Therefore, the current open space obligation is a regulatory barrier to developing higherdensity projects in the downtown area.
As a companion action to the those listed in the Agenda Report, City staff proposes to
amend the open space requirements contained in the DSP so that less open space is
required for higher density projects. Projects proposing densities of less than 30 units per
acre would still be required to provide the current 300 square feet of open space per unit.
Projects with densities ranging between 30 and 50 units per acre would be required to
provide at least 250 square feet of open space per unit, and projects with densities of 50
units per acre or more would need to provide at least 200 square feet of open space per
unit. Open space requirements for senior housing projects would be further reduced to
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150 square feet of open space per unit regardless of project density. This overall approach
tends to follow anticipated occupancies per unit, since higher density projects will likely
feature more studio and single-bedroom units; and senior housing projects have, on
average, less residents per unit than standard multi-family projects. City staff believes this
sliding scale will ensure that adequate open space is provided for projects where it is
anticipated that more families with small children will live (typically townhome-style
projects with densities in the 25 – 30 unit/acre range), while encouraging higher density
projects throughout the DSP area.
In addition to the proposed amendments to the required amount of open space per unit, it
is important to provide appropriate useable open space to accommodate gathering,
playing, and seating areas for residents. As such, staff has proposed revisions to the
definition of “Useable Open Space” contained in the DSP to ensure that open space areas
are large enough and located in areas that serve the purpose for which they are intended.
Specifically, staff has proposed to exclude required setbacks from rights-of-way in open
space calculations. The proposed amendment language also requires areas classified as
common open space to be a minimum of 200 square feet in size to ensure the provision
of amenities, such as play areas for children, recreational facilities, and outdoor gathering
areas.
Staff also believes that a reduction in the open space requirements beyond that
contemplated by this code amendment may still be appropriate in exchange for some sort
of open space-related public benefit, and that a Planned Development approval process
is sufficient to administer requests of this type. Staff does not feel that a Development
Agreement is necessary, and also proposes to remove the maximum reduction allowance
of 50 percent. This will allow more flexibility for projects that would like to provide creative
and innovative public open space-related benefits that can serve their residents and the
community at-large.
The proposed amendments to the open space requirements in the DSP will be sufficient
to accommodate the applicant’s proposal and will also provide flexibility to others looking
to develop high-quality projects. The text amendments are shown in Exhibit “C” to draft
Planning Commission Resolution No. 2019-15.
3. Planned Development (Master and Precise Development Plan)
One of the proposed amendments to the DSP described above would allow ground-floor
residential uses on the subject property through a Planned Development application process. The
applicant has proposed to provide a gated parking garage on the ground floor, which is an
accessory use to the residential uses proposed above it. A Planned Development application
has been submitted by the applicant seeking relief from this standard, in conjunction with the DSP
amendment.
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C. PROJECT COMPONENTS:
The location, size, design or operating characteristics of the proposed project will be compatible
with adjacent uses and the proposed project is conditioned to have adequate public facilities,
parking areas, services and utilities to serve the project.
1. Design:
The building would incorporate a stucco finish with corrugated metal siding and other decorative
materials. The main body colors of the building would be white, burnt yellow, and terra cotta, with
cool metallic silver metal siding, as shown on the architectural color scheme included with Exhibit
“D” to draft Planning Commission Resolution 2019-15. Other architectural features would include
metal and glass balconies with metal awnings, as well as metal eyebrows and canopies. Metal
louvers would screen the garage from view wrought iron or other metal fencing would be provided
along the Escondido Creek Trail and fire lane. The building would have varying rooflines, and all
mechanical and electrical equipment, including downspouts, would be screened from view. Air
conditioning units and solar panels would be placed on the building’s roof. Color-changing
illuminated panels with wrought-iron trim would create an attractive design feature facing the
corner of W. Valley Parkway and N. Quince Street, with similar treatment on the underside of a
canopy on the second floor observation deck above.
2. Open Space and Landscaping:
Design features include decks/balconies for each unit, a large plaza and courtyard on the podium
deck, a viewing deck at the corner of W. Valley Parkway and N. Quince Street, and other open
space areas. The plaza, courtyard and viewing deck would all include outdoor furniture and
seating areas, decorative/enhanced paving and potted plants. The plaza and courtyard would
have barbeque islands, and grade-level and raised planters, and a trellis/shade structure would
also be provided in the plaza. A community room with residential amenities would open onto the
plaza.
Street trees would be provided either with ADA-compliant tree grates or in above-ground pots
along both street frontages, and raised planters between the building and sidewalk would serve
as storm water treatment areas. Potted plants and decorative/enhanced paving are proposed at
the main building entrance, and additional landscaping would provide a buffer between the
building and the Escondido Creek Trail, which would also serve as an emergency access/fire lane
on the north side of the building.
3. Circulation and Parking
The project would provide a total of 142 on-site parking spaces in an at-grade garage, including
four accessible parking spaces and six compact spaces. Based on the unit mix, the Escondido
Zoning Code would require 120 parking spaces for the project, as shown below:
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Unit Type
Studio
1-Bedroom
2-Bedroom
Staff Parking
Total

Parking Requirement
0.75 space/unit
0.75 spaces/unit
1.5 spaces/unit
2 spaces

Number of Units
4
129
12
145

Spaces Required
3
96.75
18
2
119.75

Subject to approval of the proposed Specific Plan Amendment described above, which would
make the Escondido Zoning Code parking requirements for senior housing projects applicable in
the DSP, the project would exceed the parking requirement by 22 spaces.
The parking garage would be accessed from N. Quince Street, approximately 300-feet north of
the intersection with W. Valley Parkway. The garage would be gated, however the project has
been conditioned to require the gate to be open during daytime hours so that vehicles will not
have to wait for the garage to open, and thus block traffic on N. Quince Street. The gate would be
closed at night, and residents would be provided with remotes to activate the gate. The median
islands at the Escondido Creek Trail crossing of N. Quince Street, immediately north of the project
site, would be modified to provide sufficient turning movement for emergency vehicles to access
the fire lane on the north side of the building
The project would be responsible for the widening of W. Valley Parkway by approximately seven
feet along its frontage, and relocation of the traffic signal and associated equipment on the
northeast corner of W. Valley Parkway and N. Quince Street. A passenger pick-up/drop-off and
loading zone sized to accommodate approximately five vehicles would be provided in front of the
main entrance to the building on N. Quince Street.
4. Infrastructure
The project would be responsible for upsizing the existing six-inch water main along the project
frontage on N. Quince Street to an eight-inch main. It would also extend an existing eight-inch
water line that runs approximately half way up the alley on the eastern side of the building all the
way to the northern end of the building. Storm drain improvements would be required to convey
storm water to the flood control channel on the north side of the project site.
5. Occupancy Restrictions
The proposed project is intended for occupancy by senior citizens who meet certain requirements
regarding age and income. The project will be subject to deed restrictions to ensure that the
affordability and age requirements are implemented for a minimum period of time, as outlined in
Article 41 (Senior Housing) of the Escondido Zoning Code, and applicable local, state, and federal
housing laws and regulations. The property shall not be converted to market-rate housing or allow

9

PHG 17-0028
August 13, 2019
Planning Commission Meeting

occupancy by those not defined as seniors or senior households in violation of any recorded
covenants or restrictions, and in conflict with any development standards contained in any
applicable zoning documents and the Planned Development permit.

D. SUPPLEMENTAL DETAILS OF REQUEST
1. Property Size:

1.47 acres (net)

2. Density:

98.6 dwelling units per acre

3. Building Size:

205,670 SF including 145 residential units and garage
4-stories over grade-level garage

4. Parking:

Current Requirement:
Per Specific Plan Amendment:
Provided:

254 spaces
119 spaces
142 spaces

5. Setbacks
Required
Front (W. Valley Pkwy):
14’ from ultimate curb face
Street Side (N. Quince St.): 14’ from ultimate curb face
Interior Side (alley)
0’
Rear (flood control channel) 0’

Proposed
14’ from ultimate curb face
14’ from ultimate curb face
10’ (PL), 0’ (edge of easement)
11’

6. Signage:

No signage has been proposed. All signage will be subject to
conformance with the DSP and Article 66 (Sign Ordinance) of the
Escondido Zoning Code.

7. Landscaping:

New ornamental landscaping, irrigation, and street trees to be
provided along W. Valley Parkway, N. Quince Street, and the
Escondido Creek Trail. On-site landscaping on podium deck.
Biofiltration basins built-in to the landscaped areas.

8. Street Improvements

Widening of W. Valley Parkway by 7 feet to its ultimate width,
including Class 2 bike lane. Drop-off zone to be provided along N.
Quince Street. Median islands at creek trail crossing to be modified
to accommodate emergency access vehicles.

9. Trash:

Trash and recycling shoots on each residential floor; bins located in
garage. Bins to be placed by utility gate along alley by staff on pickup day(s)
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E. AVAILABILITY OF PUBLIC SERVICES
1.

Effect on Police Service – The Police Department has expressed no concern regarding their
ability to provide service to the site.

2.

Effect on Fire Service – The site is served by Fire Station No. 1 (310 North Quince Street),
which is directly across the flood control channel from the project site, and within the seven
and one-half minute response time specified for urbanized areas required by the General
Plan. Development of the site would contribute incremental increases in demand for fire
services. New fire hydrants would be installed near the northwest, northeast, and southeast
corners of the building, in addition to an existing hydrant in the alley on the east side of the
building. The existing median across N. Quince Street at the Escondido Creek Trail would
be modified to accommodate emergency vehicle access to the fire lane on the north side of
the building. The Fire Department has indicated that adequate services can be provided to
the site.

3.

Traffic – The project site is located at 220 N. Quince Street, on the northeast corner of N.
Quince Street and W. Valley Parkway, and is immediately across N. Quince Street from the
Escondido Transit Center. W. Valley Parkway is a one-way, westbound roadway, and would
be widened by seven feet to its ultimate width which will improve traffic flow and
accommodate a bike lane. As a senior housing project with 145 units, the project would
generate 590 Average Daily Trips (ADT), including 30 AM peak-hour trips and 41 PM peakhour trips. The project will not materially degrade the levels of service on the adjacent
roadway network.

4.

Utilities – City sewer mains with sufficient capacity to serve the project are available within
the adjacent roadways, and City water mains will be upsized in N. Quince Street and the
alley on the east side of the building in order to provide sufficient capacity and flow for
residential and Fire Department needs. The project would not materially degrade the levels
of service of the public sewer and water system.

5.

Drainage – The project site is immediately south of the Escondido Creek Flood Control
Channel, and is not located within a 100-year Flood Zone as indicated on current FEMA
maps. The project has provided a drainage study and designed drainage facilities to control
runoff. Stormwater runoff from the project would be directed into raised planters on the north
and west sides of the building, which would serve as biofiltration basins. Stormwater would
then be conveyed to the aforementioned flood control channel. The project does not
materially degrade the levels of service of the existing drainage facilities.

11

PHG 17-0028
August 13, 2019
Planning Commission Meeting

F. ENVIRONMENTAL STATUS:
A Draft Mitigated Negative Declaration (ENV 17-0008) was issued for the project for a thirty (30)
day public review period beginning on June 7, 2019. Mitigation measures were developed to
reduce potential impacts in the areas of cultural and tribal cultural resources, geology and soils,
hazards and hazardous materials, and noise to a less than significant level.
Three comment letters were received during the public review period. The first letter was from
Nicole Purvis, who expressed concerns with the architectural analysis of the existing buildings
contained in the Cultural Resources Study conducted for the project. The second letter was from
the Rincon Band of Luiseno Indians, who requested that they be afforded the opportunity to
provide tribal monitoring during grading operations at the project site. The third letter was from
the State Clearinghouse, and informed the City that they had received no comments on the Draft
Mitigated Negative Declaration for the project.
As a result of the letter received from Ms. Purvis, revisions were made to the Cultural Resources
Study, however said revisions did not necessitate any changes to the Draft Mitigated Negative
Declaration prepared for the project. The Final Mitigated Negative Declaration along with the
appendices can be accessed at the following link:
https://www.escondido.org/north-quince-street-senior-housing-project.aspx
In staff’s opinion, no significant issues remain unresolved through compliance with mitigation
measures, code requirements and the recommended conditions of approval. The project will
have no impact on fish and wildlife resources as no sensitive or protected habitat occurs on-site
or will be impacted by the proposed development.
G. CONCLUSIONS:
The proposed project is consistent with the General Plan and the DSP, subject to approval of the
proposed Specific Plan Amendment, as it encourages higher density urban residential growth in
the DSP area. The project site lies within the DSP’s Gateway Transit District, which envisions
high-density residential uses that benefit from the proximity to the transit center. The project would
further the Land Use and Community Form goals in Chapter II of the Escondido General Plan,
including those related to community character and smart growth, as well as the Housing goals
in Chapter IV of the General Plan, which include planning for sustainable growth and providing
housing opportunities for all income groups and household types, in addition to others.
The Planning Commission acts as an advisory body to the City Council on applications for Specific
Plan Amendments and Planned Developments. Staff believes that the proposed amendments to
the DSP are consistent with the guiding principles for the Specific Plan Area (SPA 9) identified in
the Land Use and Community Form element of the Escondido General Plan since they
12
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accommodate the type of high-density urban development envisioned for the area. Staff also
believes that the proposed Planned Development (Master and Precise Development Plan)
provides for a well-designed project that will be beneficial to its future residents and provide visual
appeal in an area that is currently undergoing significant revitalization.
Staff recommends the Planning Commission adopt Resolution 2019-15, recommending approval
of the proposed Specific Plan Amendment and Planned Development (Master and Precise
Development Plan), described in this staff report, and as detailed in Exhibits “A” through “F” to
the draft Resolution.
ATTACHMENTS:
1. Location and General Plan Map
2. Draft Planning Commission Resolution No. 2019-15 with Exhibits “A” through “F”
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ATTACHMENT 1
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ATTACHMENT 2

Planning Commission
Hearing Date: August 13, 2019
Effective Date: August 14, 2019
PLANNING COMMISSION RESOLUTION NO. 2019-15
A RESOLUTION OF THE PLANNING COMMISSION
OF THE CITY OF ESCONDIDO, CALIFORNIA,
RECOMMENDING CITY COUNCIL APPROVAL OF A
SPECIFIC PLAN AMENDMENT AND MASTER AND
PRECISDE PLANNED DEVELOPMENT PERMIT FOR
A 145-UNIT SENIOR HOUSING PROJECT
APPLICANT:
CASE NOS:

San Diego Interfaith Housing Foundation, Matt Jumper
PHG 17-0028 and ENV 17-0008

WHEREAS, Matt Jumper, on behalf of San Diego Interfaith Housing Foundation
(herein after referred to as “Applicant”), filed a land use development application
(Planning Case Nos. PHG 17-0028 and ENV 17-0008) constituting a request for a
Specific Plan Amendment and Planned Development Permit to allow a 145-unit senior
housing project a 1.47 acre site located at 220 N. Quince Street (APN 229-331-10-00), in
the Gateway Transit District of the Downtown Specific Plan; and
WHEREAS, the subject property is all that real property described in Exhibit "A,"
which is attached hereto and made a part hereof by this reference as though fully set forth
herein; and
WHEREAS, the land use development application was submitted to, and
processed by, the Planning Division of the Community Development Department in
accordance with the rules and regulations of the Escondido Zoning Code and the
applicable procedures and time limits specified by the Permit Streamlining Act
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(Government Code Section 65920 et seq.) and California Environmental Quality Act
(“CEQA”) (Public Resources Code Section 21000 et seq.); and
WHEREAS, the Downtown Specific Plan prescribes some development standards
that are applicable throughout the specific plan area, and other development standards
that are specific to certain properties and land uses within the specific plan area; and
WHEREAS, senior housing projects are permitted uses within the Downtown
Specific Plan, and must conform to the development standards prescribed by that Plan;
and
WHEREAS, the proposed senior housing project does not conform to current
development standards in the Downtown Specific Plan relating to parking and open space
and land uses permitted on the ground floor of the subject property. An amendment to
the specific plan is needed to enable the consideration of the project proposal; and
WHEREAS, the Applicant has requested that the Downtown Specific Plan be
amended to allow the proposed project to be permitted through a Planned Development
application process; and
WHEREAS, pursuant to CEQA and CEQA Guidelines (Title 14 of 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; and
WHEREAS, the Planning Division did study said request, performed necessary
investigations, prepared a written report, and does recommend approval of the Project;
and
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WHEREAS, City staff provided public notice of the application in accordance with
City and State public noticing requirements.
WHEREAS, the Planning Commission of the City of Escondido did, on
August 13, 2019, hold a duly noticed public hearing as prescribed by law. At said hearing,
this Planning Commission received and considered the reports and recommendation of
the Planning Division and gave all persons full opportunity to be heard and to present
evidence and testimony respecting said matter.

Evidence was submitted to and

considered by the Planning Commission, including, without limitation:
a. Written information including plans, studies, written and graphical
information, and other material, submitted by the Applicant;
b. Oral testimony from City staff, interested parties, and the public;
c. The staff report, dated August 13, 2019, with its attachments as well as
City staff’s recommendation on the Project, which is incorporated herein
as though fully set forth herein; and
d. Additional information submitted during the public hearing; and
WHEREAS, said public hearing before the Planning Commission was
conducted in all respects as required by the Escondido Municipal Code
and the rules of this Planning Commission.
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City
of Escondido:
1. That the above recitations are true and correct.
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2. The Planning Commission, in its independent judgment, recommends that
the City Council adopt the Final Initial Study/Mitigated Negative Declaration (City File No.
ENV 17-0008) prepared for the project, as described in the August 13, 2019, Planning
Commission staff report.
3. After consideration of all evidence presented, and studies and
investigations made by the Planning Commission and on its behalf, the Planning
Commission makes the following substantive findings and determinations, attached
hereto as Exhibit “B,” relating to the information that has been considered. In accordance
with the Findings of Fact and the foregoing, the Planning Commission reached a
recommendation on the matter as hereinafter set forth.
4. The Planning Commission hereby recommends that the City Council
approve the application to amend the Downtown Specific Plan, as provided for in Exhibit
“C” hereto, and approve the Planned Development Permit (consisting of Master and
Precise Development Plans) to use the subject property for said purposes specified
above, as depicted in Exhibit “D” hereto and on-file in the Planning Division, and subject
to each and all of the conditions hereinafter set forth in Exhibit “E” and Mitigation
Monitoring and Reporting Program set forth in Exhibit “F.” This Planning Commission
expressly declares that it would not have made this recommendation to approved this
land use development application except upon and subject to each and all of said
conditions, each and all of which conditions shall run with the land and be binding upon
the Applicant, the owner, and all subsequent owners of the subject property, and all
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persons who use the subject property for the use permitted hereby.
BE IT FURTHER RESOLVED that, pursuant to Government Code Section
66020(d)(1):
1.

NOTICE IS HEREBY GIVEN that the Project is subject to

dedications, reservations, and exactions, as specified in the Conditions of Approval. The
Project is subject to certain fees described in the City of Escondido’s Development Fee
Inventory on file in both the Community Development and Engineering Services
Departments. The Applicant shall be required to pay all development fees of the City then
in effect at the time and in such amounts as may prevail when building permits are issued.
It is the City’s intent that the costs representing future development’s share of public
facilities and capital improvements be imposed to ensure that new development pays the
capital costs associated with growth. The Applicant is advised to review the Planned Fee
Updates portion of the web page, www.escondido.org, and regularly monitor and/or
review fee-related information to plan for the costs associated with undertaking the
Project.
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PASSED, ADOPTED AND APPROVED by a majority vote of the Planning
Commission of the City of Escondido, California, at a regular meeting held on the 13 th
day of August, 2019, by the following vote, to wit:
AYES:

COMMISSIONERS:

NOES:

COMMISSIONERS:

ABSTAINED:

COMMISSIONERS:

ABSENT:

COMMISSIONERS:

______________________________
JAMES SPANN, Chairman
Escondido Planning Commission
ATTEST:

______________________________
MIKE STRONG, Secretary of the
Escondido Planning Commission
I hereby certify that the foregoing Resolution was passed at the time and by
the vote above stated.

_____________________________
KIRSTEN PERAINO, Minutes Clerk
Escondido Planning Commission
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EXHIBIT “A”
LEGAL DESCRIPTION
PHG 17-0028; ENV 17-0008
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EXHIBIT “A”
LEGAL DESCRIPTION (Cont.)
PHG 17-0028; ENV 18-0008
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EXHIBIT “B”
PHG 17-0028 / ENV 17-0008
FACTORS TO CONSIDER / FINDINGS OF FACT
Environmental Determination(s):
1. Pursuant to the California Environmental Quality Act, (CEQA, Public Resources Code
Section 21000 et. seq.), and its implementing regulations (the State CEQA Guidelines),
Article 14 of the California Code of Regulations Section 15000 et. seq., the City of
Escondido is the Lead Agency for the project (“Project”), as the public agency with the
principal responsibility for approving the Project.
2. An Initial Study/Mitigated Negative Declaration (IS/MND) for the Project was prepared,
published, circulated and reviewed in accordance with the requirements of CEQA, the
State CEQA Guidelines, and the local environmental procedures. The decision making
body of the Lead Agency shall adopt the proposed IS/MND only if:
-

It finds on the basis of the whole record before it that there is no substantial
evidence the project will have a significant effect on the environment, and
The IS/MND reflects the Lead Agency's independent judgment and analysis.

3. The Final IS/MND and Mitigation Monitoring and Reporting Plan (MMRP), collectively
constitute the environmental documentation under and pursuant to CEQA, the CEQA
Guidelines, and local environmental procedures relating to the project, and shall be
referred to herein collectively as the "CEQA Documents."
4. The Planning Commission has received the material record supporting all of the CEQA
Documents for the project. The Planning Commission, finds the following:
-

-

The IS/MND reflects the City’s independent judgment and analysis.
That there is no substantial evidence that the Project or any of its aspects could
result in significant adverse impacts that cannot be mitigated related to the
CEQA Documents, with the implementation of the mitigation measures in the
MMRP. All previously identified impacts have been mitigated to less than a
significant level.
The Planning Commission also finds that the mitigation measures listed in the
MMRP will not cause any potentially significant effects.
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5. Mitigation measures are recommended to be incorporated as part of the adoption of the
Mitigated Negative Declaration. The recommended approval of the Project also includes
the adoption of the Mitigation Monitoring and Reporting Program (MMRP) that is attached
to the Resolution.
6. The Commission further finds the Final IS/MND has been completed in compliance with
CEQA and it constitutes a complete, accurate, adequate and good faith effort at full
disclosure under CEQA.
7. Pursuant to Public Resources Code Section 21081.6(a)(2) and CEQA Guidelines Section
15091(e), all documents and other materials which constitute the record of proceedings
are located at the City of Escondido, City Civic Center. 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 Planning Commission’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.
Specific Plan Amendment:
1. The public health, safety and welfare would not be adversely affected by the proposed
amendments to the Downtown Specific Plan because the amendment would refine
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 Escondido Transit Center.
The proposed action to amend the Downtown Specific Plan to: 1) change the location for
mandatory ground-floor residential land uses, and 2) to establish parking requirements for
senior housing projects seek to remove governmental constraints aimed at improving,
maintaining, and developing housing opportunities in the Escondido community. The
Amendment is necessary to ensure future projects are feasible and not unduly constrained
by housing development, while facilitating the reasonable application of land use
regulation to ensure desired community character is preserved.
2. The proposed amendments to the Downtown Specific Plan would not be detrimental to
surrounding properties since they would assist in implementation of the vision and goals
identified in the Specific Plan. The proposed changes would have no effect on the
residential density allowed in the area and would not allow any new commercial uses that
are not already permitted in the Specific Plan. Additionally, the amendment would allow
a development that would increase the residential population in an area where public

25

PHG 17-0028
August 13, 2019
Planning Commission Meeting

transportation is readily available and would support the economic viability of existing and
future businesses in the project vicinity.
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, would not detrimentally impact levels of service on area roadways, would not unduly
burden public services in the area, and would be consistent with the transit-oriented
development opportunities envisioned for the project area. It would also retain the General
Plan vision which states the Downtown Specific Plan shall provide a range of retail, office,
financial, cultural and residential opportunities. 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.
Master and Precise Development Plan:
1. The location, design, and residential density of the proposed planned development are
consistent with the goals and policies of the Escondido General Plan since high-density
residential development is permitted and encouraged in Specific Plan Area #9. The
proposed infill residential project would be in conformance with General Plan Housing
Goals and Policies to plan for quality managed and sustainable growth and provide a
range of housing opportunities for all income groups and populations with special needs,
and which encourage a compact, efficient urban form the promotes transit, supports
nearby commercial establishments and takes advantage of infrastructure improvements
installed to accommodate their intended intensities.
2. The proposed location of the development allows the planned development to be well
integrated with its surroundings by providing a high-density residential housing project for
senior citizens in close proximity to transit, and near retail and other commercially
developed properties. Adequate parking, circulation, utilities and access would be
provided for the development (as detailed in the staff report). The residential project also
would not be out of character for the area because the Gateway Transit District of the
Downtown Specific Plan envisions an upscale urban area with a mix of high-density
residential and commercial development, and the proximity to the Escondido Transit
Center makes the density appropriate. The overall mass and scale of the buildings is
appropriate for the proposed location due to the street-oriented appeal and urban design
characteristics, along with the quality of the architectural design and use of a variety of
building materials and colors.
3. All vehicular traffic generated by the proposed development would be accommodated
safely and without causing undue congestion upon adjoining streets, according to the
Mitigated Negative Declaration, issued June 8, 2019 (City File No. ENV 17-0008), the
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traffic study completed for the project by Linscott , Law & Greenspan, Engineers
(June 3,2019), and the Engineering Division.
4. 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 consistent with
a high quality, urban infill project that will provide housing opportunities within walking
distance of downtown commercial and retail services consistent with the City’s vision for
the downtown area. The project includes sufficient on-site open space amenities
appropriate for a senior housing project, including a large plaza, community room/club
house, and other view decks and outdoor seating areas.
5. The proposed development would be well integrated into its surroundings, since the new
structure would incorporate compatible and integrated architecture, materials and colors,
the project would not be visually obstructive or disharmonious with surrounding areas, or
harm major views from adjacent properties. The proposed grading design would not result
in any manufactured slopes or pad that would create any significant adverse visual or
compatibility impacts with adjacent lots, nor block any significant views. Extensive grading
is not required to support the project, and 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 not located on a skyline or intermediate ridge, and the site does
not contain any significant topographical features.
6. Utilizing the Planned Development process allows flexibility from the Specific Plan
requirements to achieve a high-density residential project in the urban core. The project
would provide residential opportunities integrated into a comprehensive and selfcontained development, which creates an environment of sustained desirability and
stability through the controls offered and regulated through the Planned Development
process.
7. The project would provide an environment of sustained desirability and stability since city
services and adequate access would be provided, adequate parking would be provided,
the proposed architecture would be integrated into its surroundings, and the project could
serve as a catalyst for further revitalization efforts in the area.

27

PHG 17-0028
August 13, 2019
Planning Commission Meeting

EXHIBIT “C”
PHG 17-0028 / ENV 17-0008
SPECIFIC PLAN AMENDMENT
Revise Figure II-4 of the Downtown Specific Plan to allow ground floor residential uses on the
subject property through the Planned Development application process, as depicted below on the
following pages.

EXISTING FIGURE II-4 (detail area shown for clarity)
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PROPOSED FIGURE II-4 (detail area shown for clarity)
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Revise Figure III-3 of the Downtown Specific Plan as shown below. Underline typeface
indicates new text.
FIGURE III-3

Downtown Residential Parking Matrix1, 4
Apartments, Townhomes, Mixed Use, Shopkeeper Artisan Loft / Live-Work Conventional Single
(Defined in this Chapter) (Defined in this Chapter)
Row Homes, Flats,
Family Dwelling
Duplexes, Condominiums
Spaces per dwelling unit:
Studio: 1
1 Bdrm: 1.5
2 Bdrm: 1.75
2+ Bdrm: 2
(Minimum 1 covered
space per dwelling unit)

Same as apartments
In addition:
1 space / 250 SF gross
floor area of
commercial space2
(Minimum 1 covered
space per dwelling unit)

1.75 spaces per unit
(Minimum 1 covered
space per dwelling unit)

2 spaces per unit
(Minimum 2 covered
spaces per dwelling
unit)

Guest: 0.25 / dwelling unit
or fraction thereof3

Guest: 0.25 / dwelling
unit or fraction thereof3

Guest: 0.5 / dwelling
unit or fraction thereof3

Guest: no minimum

1

Parking may be modified through the Planned Development application process. Justification shall be
based on a peak-hour parking demand utilizing a methodology approved by the City.

2

Mixed Use and Shopkeeper units within Vehicle Parking Districts 1 and 2 are exempt from non-residential
parking requirements (see Vehicle Parking District information in this Chapter).

3

On-street guest parking may be approved by the City on a case-by-case basis.

4

Parking for senior housing projects, as defined in Article 41 of the Escondido Zoning Code, shall be
provided in compliance with Article 39 of the Escondido Zoning Code, unless modified through the
Planned Development application process
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Revise Chapter III, Section B.6. of the Downtown Specific Plan as shown below. Strikeout
typeface indicates deletions and underline typeface indicates new text.

6.

USABLE OPEN SPACE
a. Definition
Usable open space is defined as an open area or recreational facility that is integrated into
the development, in addition to the following:

1) Does not exceed a grade of 10% and excludes
parking areas and required setbacks from
rights-of-way;

2) Common areas measure must contain a
minimum of 200 square feet and have
minimum dimensions of 10 feet in all
directions;

3) Private

areas directly accessed from
residential units measure a minimum of 5 feet
in all directions; and,

4) Includes outdoor landscaping, walks, fountains,
recreational facilities, etc. and interior common recreation areas.

b. Residential-Only and Mixed-Use Residential Open Space
Projects with net densities below 30 dwelling units per acre shall provide a A minimum of
300 square feet of usable open space shall be provided per residential unit. Projects with
net densities between 30 and 50 dwelling units per acre shall provide a minimum of 250
square feet of usable open space per unit. Projects equal to or greater than 50 dwelling units
per acre shall provide a minimum of 200 square feet of usable open space per unit. Senior
housing projects, as defined in Article 41 of the Escondido Zoning Code, shall provide a
minimum of 150 square feet of usable open space per unit.
Required open space may be reduced up to 50% subject to through the Planned
Development application process and Development Agreement approval in exchange for
alternative open space benefitting the public including but not limited to:
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1) Paying a per-square-foot in-lieu fee that
contributes toward the cost of installing,
improving and/or expanding parkland or
facilities in the downtown area.

2) Providing on-site, publically accessible
outdoor, street-level open space (i.e. plaza,
courtyard, etc.) maintained by the property
owner.
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EXHIBIT "F"

Mitigation Monitoring and Reporting Program for the
220 North Quince Street Senior Housing Project
Mitigated Negative Declaration/Initial Study Environmental Checklist
City File No. ENV 17-0008
The City of Escondido adopts this Mitigation Monitoring and Reporting Program (MMRP) in accordance with Public
Resources Code (PRC) Section 21081.6 and Section 15097 of the California Environmental Quality Act (CEQA)
Guidelines. The purpose of the MMRP is to ensure that the 220 North Quince Street Senior Housing Project (proposed
project), which is the subject of the Draft Mitigated Negative Declaration (MND) and Initial Study Environmental Checklist,
complies with all applicable environmental mitigation requirements. The mitigation described in the MND and summarized
below provides a broad purpose and overview of actions that will occur in order to reduce identified environmental
impacts.
For each project that is subject to CEQA, PRC Section 21081.6 requires the Lead Agency to monitor performance of the
mitigation measures included in any environmental document to ensure that the specified mitigation is implemented. The
City of Escondido is the designated Lead Agency for the proposed project. The City is responsible for review of all
monitoring reports, enforcement actions, and document disposition related to implementation of the MMRP.
After review and approval by the Lead Agency, minor changes to the MMRP are permitted but can only be made by the
City of Escondido. No deviations from this MMRP shall be permitted unless it continues to satisfy the requirements of
PRC Section 21081.6, as determined by the City of Escondido.
The organization of the MMRP follows the subsection formatting style presented within the MND and Initial Study
Environmental Checklist. Only those subsections of the environmental issues presented in the Initial Study Environmental
Checklist that have mitigation measures are provided below in the MMRP table. All other subsections do not contain
mitigation measures. For each mitigation measure, the MMRP table identifies the following: (1) mitigation measure,
(2) implementation action, (3) responsible agency/party, (4) monitoring schedule, and (5) verification date.
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MITIGATION MONITORING AND REPORTING PROGRAM
Mitigation Measures
Cultural Resources
CUL-1: The City of Escondido Planning Division
(“City”) recommends the applicant enter into a
Tribal Cultural Resource Treatment and
Monitoring Agreement (also known as a preexcavation agreement) with a tribe that is
traditionally and culturally affiliated with the
Project Location (“TCA Tribe”) prior to issuance of
a grading permit. The purposes of the agreement
are (1) to provide the applicant with clear
expectations regarding tribal cultural resources,
and (2) to formalize protocols and procedures
between them. Applicant/Owner and the TCA
Tribe for the protection and treatment of, including
but not limited to, Native American human
remains, funerary objects, cultural and religious
landscapes, ceremonial items, traditional
gathering areas and cultural items, located and/or
discovered through a monitoring program in
conjunction with the construction of the proposed
project, including additional archaeological
surveys and/or studies, excavations, geotechnical
investigations, grading, and all other ground
disturbing activities.
CUL-2: Prior to issuance of a grading permit, the
applicant shall provide written verification to the
City that a qualified archaeologist and a Native
American monitor associated with a TCA Tribe
have been retained to implement the monitoring
program. The archaeologist shall be responsible
for coordinating with the Native American monitor.
This verification shall be presented to the City in a
letter from the project archaeologist that confirms
the selected Native American monitor is
associated with a TCA Tribe. The City, prior to
any pre-construction meeting, shall approve all
persons involved in the monitoring program.

Implementation, Monitoring,
and Reporting Action

Responsibility

Monitoring Schedule
Before
During
After
Construction
Construction
Construction

•

Applicant should enter into
a Tribal Cultural Resource
Treatment and Monitoring
Agreement.

Applicant; City of
Escondido
Community
Development
Department
Planning Division

X

•

Require verification and
approval of qualified
archaeologist.

Applicant; City of
Escondido
Community
Development
Department
Planning Division

X

220 North Quince Street Senior Housing Project
Mitigation Monitoring and Reporting Program
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Verification
Date

July 2019

Mitigation Monitoring and Reporting Program

Mitigation Measures
CUL-3: The qualified archaeologist and a Native
American monitor shall attend the pre-grading
meeting with the grading contractors to explain
and coordinate the requirements of the monitoring
program.

CUL-4: During the initial grubbing, site grading,
excavation or disturbance of the ground surface,
the qualified archaeologist and the Native
American monitor shall be on site full-time. The
frequency of inspections shall depend on the rate
of excavation, the materials excavated, and any
discoveries of tribal cultural resources as defined
in California Public Resources Code Section
21074. Archaeological and Native American
monitoring will be discontinued when the depth of
grading and soil conditions no longer retain the
potential to contain cultural deposits. The qualified
archaeologist, in consultation with the Native
American monitor, shall be responsible for
determining the duration and frequency of
monitoring.
CUL-5: In the event that previously unidentified
tribal cultural resources are discovered, the
qualified archaeologist and the Native American
monitor, shall have the authority to temporarily
divert or temporarily halt ground disturbance
operation in the area of discovery to allow for the
evaluation of potentially significant cultural
resources. Isolates and clearly non-significant
deposits shall be minimally documented in the
field and collected so the monitored grading can
proceed.
CUL-6: If a potentially significant tribal cultural
resource is discovered, the archaeologist shall
notify the City of said discovery. The qualified
archaeologist, in consultation with the City, the
TCA Tribe and the Native American monitor, shall
determine the significance of the discovered

Implementation, Monitoring,
and Reporting Action
•
Require monitoring
program coordination.

Responsibility
City of Escondido
Community
Development
Department
Planning Division;
Qualified
Archaeologist;
Grading Contractor
City of Escondido
Community
Development
Department
Planning Division;
Archaeological
Monitor; Field
Engineering
Division

Monitoring Schedule
Before
During
After
Construction
Construction
Construction
X

X

•

Require on-site
archaeological monitor and
Native American Monitor.

•

Require identification and
preservation of any
unidentified cultural
resources.

City of Escondido
Community
Development
Department
Planning Division;
Project
Archaeologist;
County Coroner;
Native American
Monitor

X

•

Require identification and
preservation of any
significant tribal resource.
Consultation with Native
American Monitor.

City of Escondido
Community
Development
Department
Planning Division;
Project

X

•
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resource. A recommendation for the tribal cultural
resource’s treatment and disposition shall be
made by the qualified archaeologist in
consultation with the TCA Tribe and the Native
American monitor and be submitted to the City for
review and approval.
CUL-7: The avoidance and/or preservation of the
significant tribal cultural resource and/or unique
archaeological resource must first be considered
and evaluated as required by CEQA. Where any
significant tribal cultural resources and/or unique
archaeological resources have been discovered
and avoidance and/or preservation measures are
deemed to be infeasible by the City, then a
research design and data recovery program to
mitigate impacts shall be prepared by the qualified
archaeologist (using professional archaeological
methods), in consultation with the TCA Tribe and
the Native American monitor, and shall be subject
to approval by the City. The archaeological
monitor, in consultation with the Native American
monitor, shall determine the amount of material to
be recovered for an adequate artifact sample for
analysis. Before construction activities are allowed
to resume in the affected area, the research
design and data recovery program activities must
be concluded to the satisfaction of the City.
CUL-8: As specified by California Health and
Safety Code Section 7050.5, if human remains
are found on the project site during construction or
during archaeological work, the person
responsible for the excavation, or his or her
authorized representative, shall immediately notify
the San Diego County Coroner’s office.
Determination of whether the remains are human
shall be conducted on-site and in situ where they
were discovered by a forensic anthropologist,
unless the forensic anthropologist and the Native
American monitor agree to remove the remains to
an off-site location for examination. No further
excavation or disturbance of the site or any

Implementation, Monitoring,
and Reporting Action

•
•

•

220 North Quince Street Senior Housing Project
Mitigation Monitoring and Reporting Program

Responsibility
Archaeologist;
Native American
Monitor; TCA Tribe

Monitoring Schedule
Before
During
After
Construction
Construction
Construction

Require research design
and data recovery
program.
Consultation with Native
American Monitor.

City of Escondido
Community
Development
Department
Planning Division;
Project
Archaeologist;
TCA Tribe

X

Require identification and
preservation of any
undiscovered cultural
resources or human
remains.

City of Escondido
Community
Development
Department
Planning Division;
Project
Archaeologist;
County Coroner

X
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nearby area reasonably suspected to overlie
adjacent remains shall occur until the Coroner has
made the necessary findings as to origin and
disposition. A temporary construction exclusion
zone shall be established surrounding the area of
the discovery so that the area would be protected,
and consultation and treatment could occur as
prescribed by law. In the event that the remains
are determined to be of Native American origin,
the Most Likely Descendant, as identified by the
Native American Heritage Commission, shall be
contacted in order to determine proper treatment
and disposition of the remains in accordance with
California Public Resources Code section
5097.98. The Native American remains shall be
kept in-situ, or in a secure location in close
proximity to where they were found, and the
analysis of the remains shall only occur on-site in
the presence of a Native American monitor.
CUL-9: If the qualified archaeologist elects to
collect any tribal cultural resources, the Native
American monitor must be present during any
testing or cataloging of those resources.
Moreover, if the qualified Archaeologist does not
collect the cultural resources that are unearthed
during the ground disturbing activities, the Native
American monitor, may at their discretion, collect
said resources and provide them to the TCA Tribe
for respectful and dignified treatment in
accordance with the Tribe’s cultural and spiritual
traditions. Any tribal cultural resources collected
by the qualified archaeologist shall be repatriated
to the TCA Tribe. Should the TCA Tribe or other
traditionally and culturally affiliated tribe decline
the collection, the collection shall be curated at
the San Diego Archaeological Center. All other
resources determined by the qualified
archaeologist, in consultation with the Native
American monitor, to not be tribal cultural
resources, shall be curated at the San Diego
Archaeological Center.

Implementation, Monitoring,
and Reporting Action

•

•

•

•
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Mitigation Monitoring and Reporting Program

Require that a Native
American monitor is
present during any testing
or cataloging.
Any tribal cultural
resources collected by the
qualified archaeologist
shall be repatriated to the
TCA Tribe.
Any tribal cultural
resources collected by the
qualified archaeologist that
are denied collection by the
TCA Tribe shall be curated
at the San Diego
Archaeological Center.
Any resource determined
not to be a tribal cultural
resource shall be curated
at the San Diego
Archaeological Center.

Responsibility

City of Escondido
Community
Development
Department
Planning Division;
Project
Archaeologist
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CUL-10: Prior to the release of the grading bond,
a monitoring report and/or evaluation report, if
appropriate, which describes the results, analysis
and conclusion of the archaeological monitoring
program and any data recovery program on the
project site shall be submitted by the qualified
archaeologist to the City. The Native American
monitor shall be responsible for providing any
notes or comments to the qualified archaeologist
in a timely manner to be submitted with the report.
The report will include California Department of
Parks and Recreation Primary and Archaeological
Site Forms for any newly discovered resources.
Geology and Soils
GEO-1: General and specific recommendations
identified in Section 8.0 of the project
Geotechnical Investigation prepared by SCST
(2017) shall be implemented in the design and
construction of the proposed project to address
the presence of potentially compressible and
potentially liquefiable soils. To mitigate the
potentially compressible soils and reduce the
potential for static settlement and distress to the
planned building and improvements, remedial
grading of the existing upper soil shall be
performed. To mitigate the liquefaction hazard
and the resulting settlements to acceptable levels,
ground improvement consisting of rammed
aggregate piers extending down to the underlying
granodiorite shall be performed. A qualified
geotechnical consultant shall observe the ground
improvement operations and verify that hazards
related to compressible soils and liquefaction
have been mitigated to acceptable levels. All
applicable recommendations, including those
identified in the Geotechnical Investigation (SCST
2017) located in Appendix C of the MND, shall be
included on the grading and site plans prepared
for the project and shall be implemented during
project design and construction. Project grading
plans shall be reviewed by a qualified

Implementation, Monitoring,
and Reporting Action
•
Require documentation of
analysis and data by the
qualified archaeologist.
•
Consultation with Native
American Monitor.

•
•

•

•

220 North Quince Street Senior Housing Project
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Responsibility
Qualified
Archaeologist;
Native American
Monitor

Qualified
Geotechnical
Consultant;
Construction
Contractor

Require remedial grading
of existing upper soil.
Require ground
improvement consisting of
rammed aggregate piers
extending down to the
underlying granodiorite.
Require a qualified
geotechnical consultant to
observe the ground
improvement operations
and grading.
Require a qualified
geotechnical consultant to
review final design
submittal.
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geotechnical consultant prior to final design
submittal to determine if additional analysis and
recommendations beyond those summarized
above (and listed in full in the Geotechnical
Investigation) are required. All geotechnical
recommendations shall be fully implemented in
accordance with applicable industry/regulatory
standards (e.g., CBC requirements).
Hazards and Hazardous Materials
HAZ-1: Testing for soil contamination shall be
conducted by an individual licensed in the State of
California to assess soil conditions for the
potential presence of contaminated soils following
the completion of grading activities, but prior to
construction of on-site structures. Soil sampling
shall be performed in areas deemed most likely to
have had residual impact from previously released
diesel fuel, gasoline, or waste oil associated with
the historical recognized environmental condition
at the property. In the event that contaminated
soils are encountered, these soils shall be
properly tested, managed, and disposed of at a
licensed facility in accordance with the County
Department of Environmental Health
requirements.
Noise
NOI-1: For the project’s habitable areas (both
living rooms and bedrooms) with a view (including
partial) of North Quince Street or West Valley
Parkway, which are likely to exceed an interior
noise level of 45 CNEL, the following measures
shall be incorporated to provide the required noise
control to ensure that noise levels at interior
habitable areas are 45 CNEL or less:
•
Exterior wall requirement of standard 0.875inch stucco over 0.5-inch shearwall on 2x6
studs with 0.625-inch Type “X” Drywall.
•
Minimum window requirement of STC 28.
•
Window construction of dual glazing window
thickness 0.125-inch and 0.5-inch air gap.

Implementation, Monitoring,
and Reporting Action

•

•

•

•
•
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Responsibility

Monitoring Schedule
Before
During
After
Construction
Construction
Construction

Require testing for soil
contamination in areas
most likely to have had
residual impact from
previously released
hazardous materials.
Require testing, managing,
and disposal of
contaminated soils.

Applicant/
Construction
Contractor

X

Require incorporation of
noise minimization
measures into the
construction of exterior
walls and windows.
Require appropriate air
circulation.
Require the inclusion of a
mechanical ventilation
system into the building
design.

Applicant/
Construction
Contractor

X
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Mitigation Measures
Appropriate means of air circulation and
provision of fresh air must be present to allow
windows to remain closed for extended
intervals of time so that acceptable levels of
noise can be maintained on the interior.
The building design would include a
mechanical ventilation system that would
meet the criteria of the International Building
Code (Chapter 12, Section 1203.3 of the
2013 CBC) to ensure that windows would be
able to remain permanently closed.

Implementation, Monitoring,
and Reporting Action

220 North Quince Street Senior Housing Project
Mitigation Monitoring and Reporting Program

Responsibility
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Monitoring Schedule
Before
During
After
Construction
Construction
Construction
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Agenda Item No.: H.1
Date: August 13, 2019

PROJECT NUMBER / NAME: PHG 18-0047 / Precise Development Plan, North Avenue Estates
REQUEST: A Precise Development Plan for a single-family residential development known as
North Avenue Estates, containing 34 residential lots and five open space lots. The proposal also
includes the adoption of the environmental determination prepared for the project.

LOCATION: North Avenue and Conway
Drive

APPLICANT: Jared Aronowitz of Taylor
Morrison, Inc.

APN / APNS: 224-153-19 and 224-153-20

PRIMARY
REPRESENTATIVE: Same

GENERAL PLAN / ZONING: E2 / PD-R1.97

DISCRETIONARY ACTIONS REQUESTED: Precise Development Plan
PREVIOUS ACTIONS: SUB 17-0007 (Tentative Subdivision Map Extension and Revision,
Master Development Plan, Development Agreement, Prezone, and Annexation)
PROJECT PLANNER:

Ann Dolmage, Associate Planner
adolmage@escondido.org

CEQA RECOMMENDATION: Addendum to an Initial Study/Mitigated Negative Declaration
STAFF RECOMMENDATION: Approval
REQUESTED ACTION: Approve Planning Commission Resolution No. 2019-17

CITY COUNCIL HEARING REQUIRED:

☒ YES

☒ NO

REPORT APPROVALS:

☐ Bill Martin, Community Development Director
☒ Mike Strong, Assistant Planning Director

PHG 18-0047
August 13, 2019
Planning Commission Meeting

BACKGROUND:
The project site is approximately 17.2 acres in size and is located on the north side of North
Avenue (opposite the intersection with Conway Drive), and the west side of Kaywood Avenue.
The site is currently undeveloped. Development on surrounding properties consists of singlefamily residences, some of which are within the jurisdiction of the City of Escondido, and others
of which are located within the jurisdiction of the County of San Diego.
A Tentative Subdivision Map for this development was first approved by City Council in April of
2006 (under Tract 916) and revised in April of 2008 (under Tract 916-R). A Prezone, Master and
Precise Development Plan, Development Agreement, and Annexation were also part of the
original project. Following City Council approval, the project was taken to the San Diego Local
Agency Formation Committee (LAFCO) for final approval of the annexation request. LAFCO
approved the annexation, contingent on the revision of a project condition that City Council had
approved, which addressed protocols for handling septic failures on properties adjacent to the
development site. City Council voted not to make the requested revision, and the original project
did not move forward. Many of the individual approvals (such as the Development Agreement
and Master and Precise Development Plan) eventually expired, though the Tentative Map itself
remained active for several years, via a series of state-mandated extensions.
In February of 2017, shortly before the Tentative Map approved under TR 916-R was set to expire,
the owners of the project site applied to extend and revise the map (under SUB 17-0007). They
also submitted new requests for a Master Development Plan (under PHG 17-0034), an
Annexation, and a Development Agreement (to replace the approvals that had expired). They
also added a new Prezone request for two neighboring properties that had not been prezoned
under T916-R, but that needed to annex since they had since completed emergency connections
to City sewer and water. To address issues that had previously stalled the project, and to protect
septic systems on adjoining properties, the revised Tentative Map proposed a 12.5’-wide open
space buffer along the rear property lines of certain lots. The owners elected not to submit an
application for a new Precise Development Plan in 2017, since they intended to sell the property
prior to its development, and knew that its purchaser would prefer to design the residences to
their own standards.
On January 10, 2018, the City Council approved SUB 17-0007 and PHG 17-0034. Attachment 2
to this staff report contains a link to the staff report for SUB 17-0007 and PHG 17-0034. LAFCO
approved the annexation of the project site at their meeting on October 1, 2018, and the
annexation was recorded on November 28, 2018.
The project site has since been acquired by a developer (Taylor Morrison), who is now seeking
approval of a Precise Development Plan. This approval is a required step in the Planned
Development Process (as conditioned in SUB 17-0007 and PHG 17-0034), before any homes
can be built.
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PROJECT ANALYSIS:
1. General Plan / Zoning
The General Plan land use designation for the subject property is E2 (Estate II) and the zoning
classification is PD-R-1.97 (Planned Development- Residential; 1.97 dwelling units per acre). The
proposed Precise Development Plan includes 34 residential lots with one single-family home per
lot, consistent with these designations and with the Master Development Plan approved for the
project on January 10, 2018.
2. Development Standards
The Master Development Plan approved under SUB 17-0007 designated the following
development standards for residences in North Avenue Estates:







Front setback: 15’ minimum (20’ minimum for garages fronting on the street)
Side setback: 5’ minimum for one side and 10’ minimum for the other side (corner lots
shall have 10’ minimum on the street side)
Rear setback: 20’ minimum (40’ minimum for two-story homes constructed on Lots 20
through 33)
Floor area ratio (FAR): 0.5 maximum
Lot coverage: 40% maximum
Building height: Up to eight of the 14 homes on Lots 20 through 33 are allowed to have
two stories; the remainder are limited to one story. For Lots 20 through 33, all one-story
homes are limited to a height of 17’, while two-story homes are limited to a height of 27’.
For all other lots within the development (i.e., Lots 1 through 19 and Lot 34), the maximum
building height is 27’.

The above setback, FAR, and lot coverage standards were chosen for the Master Development
Plan because they are comparable to the standards of the R-1 (Single-Family Residential) zone.
The building height limit established for the Master Development Plan is more restrictive than that
for the R-1 zone, which allows development up to 35’ in height. Lots 20 through 33 are subject
to the strictest height limits in the development to minimize aesthetic impacts for the existing
homes along Laurashawn Lane, to the west of the project site.
The Precise Development Plan conforms to all development standards listed above. Minimum
setbacks are satisfied for all residences and no lots will exceed the FAR or lot coverage standards.
A total of five (5) homes on Lots 20 through 33 will have two stories. These two-story homes
would be distributed relatively evenly across the row, to avoid impacting some Laurashawn Lane
neighbors more significantly than others. The remaining nine (9) homes on Lots 20 through 33
would have one (1) story.
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3.

Design Review

The project was taken to a staff design review meeting on December 20, 2018, and
recommendations made during that meeting were transmitted to the applicant. The project’s floor
plans and exterior building designs, as described in the next two sections, have incorporated
those design review recommendations to the extent possible.
4. Residential Floor Plans
The Precise Development Plan proposes four (4) basic floor plans for the residences, identified
as Plan 1, 2, 2X, and 3. Within each floor plan, options are available that allow homeowners to
customize room configurations to meet their needs, without changing the overall footprint of the
structure. An explanation of each floor plan follows.
Plan 1: This is the project’s only single-floor plan and the smallest plan in square footage.
The base model contains 2,722 square feet of living area. Three (3) bedrooms and 2.5
bathrooms are included with the base model, as well as a three (3) car garage (including
two (2) side-by-side spaces and one (1) tandem space). An option exists to replace the
den with a fourth bedroom and upgrade the half-bath to a full bath. A second option
replaces the tandem parking space in the garage with a fifth bedroom and full bath (this
second option adds 212 square feet to the living area of the home). Fifteen (15) homes
within the development will utilize Plan 1, nine (9) of which will be located on Lots 20
through 33, as described in the previous section.
Plan 2: This floor plan contains two (2) floors. The base model has 3,516 square feet of
living area, and contains four (4) bedrooms and 3.5 bathrooms, as well as a two (2) car
garage. An option exists to replace the first-floor den with a fifth bedroom and upgrade
the half-bath (also on the first floor) to a full bath. A second option replaces a bonus room,
standard-sized bedroom, and standard-sized full bath (all on the second floor) with a
second master bedroom and a second master bath. Eight (8) homes within the
development will utilize Plan 2.
Plan 2X: This floor plan contains two (2) floors and is similar to Plan 2 in its overall layout,
but with a larger garage and more customization options. The base model has 3,530
square feet of living area, and contains four (4) bedrooms and 3.5 bathrooms, as well as
a four (4) car garage (including three (3) side-by-side spaces and one (1) tandem space).
An option exists to replace the first-floor den with a fifth bedroom and upgrade the firstfloor half-bath to a full bath. A second options replaces the tandem parking space in the
garage with a sixth bedroom and a fifth bathroom (which adds 303 square feet of living
area to the home). Finally, a third option replaces a bonus room, standard-sized bedroom,
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and standard-sized full bath (all on the second floor) with a second master bedroom and
second master bath. Three (3) homes within the development will utilize Plan 2X.
Plan 3: This floor plan contains two (2) floors and is the largest plan available in the
development. A notable feature of this plan is the attached “multi-generational suite”, or
accessory dwelling unit (ADU), on the first floor. For the base model, the main residence
contains four (4) bedrooms, three (3) bathrooms, and 3,693 square feet of living area. The
ADU is a studio unit with separate entrance and private bath, and adds 387 square feet to
the home, bringing the total living area of the structure to 4,080 square feet. The main
residence comes with a two (2) car garage, and an additional one (1) car garage is
provided for the ADU, for a total of three (3) garage spaces. An option is available to
replace one (1) first-floor bedroom and bath in the main residence with a den and a halfbath (the reverse of the den-conversion options offered for the other floor plans). A second
option for the main residence replaces a second-floor bonus room with a standard-sized
bedroom. Eight (8) homes within the development will utilize Plan 3.
Each of the above floor plans also includes an “outdoor living area” (i.e., a covered patio attached
to the rear side of the house) ranging in size from 208 to 286 square feet, as well as a front porch
ranging in size from 32 to 119 square feet.
5. Residential Exterior Building Design
The Precise Development Plan proposes three exterior styles for homes within the development,
identified as Spanish (A), Spanish Colonial (B), and Adobe Ranch (C). In turn, three (3)
color/material palettes, or schemes, are associated with each style. Schemes #1- #3 are
associated with the Spanish style, #4 - #6 are associated with the Spanish Colonial style, and #7#9 are associated with the Adobe Ranch style. The developer will assign a specific scheme to
each residence, for a balanced visual effect throughout the development. A generalized
description of the three (3) exterior styles is provided below, while a more detailed list of colors
and materials proposed for each scheme is attached to Resolution 2019-17.
Spanish (A): Walls would be sand-finish stucco in cream or very pale beige. Garage
doors and trim would be light to medium brown, and entry doors and shutters would be
dark brown, sage green, or blue-gray. Decorative features would include a finial above
the front entryway, rafter tails, and cross-shaped stucco recesses above some doors and
windows.
Spanish Colonial (B): Walls would be sand-finish stucco in pale beige. Decorative stucco
trim around doors, windows, and the roofline would be painted in white or pale cream, for
contrast against the beige walls. Garage doors, wood trim, entry doors, and shutters
would be medium to dark brown.

5

PHG 18-0047
August 13, 2019
Planning Commission Meeting

Adobe Ranch (C): Walls would be sand-finish stucco in pale to medium beige. Portions
of the front elevation would incorporate a manufactured brick veneer, and brick would also
be used along window sills on the front elevation. Other decorative features include wood
outlookers, wood trim on windows and doors, and x-shaped recesses on gable ends.
All three styles would utilize concrete S-tiles for roofing, in brown or reddish-brown tones. The
Precise Plan labels each lot with a code containing a number and a letter, which indicate the floor
plan and exterior style for the home on that lot. Some codes also contain the letter “R”, which
indicates that the garage will be located on the right side of the home (as one faces the structure),
vs. the left side. For example, a lot identified as 2AR will use the Plan 2 floor plan and the Spanish
exterior style, and will have the garage on the right side. A lot identified as 3C will use Plan 3 and
the Adobe Ranch exterior style, and will have the garage on the left.
6. Fencing and Signage
The Master Development Plan approved on January 10, 2018, included a description of proposed
fencing types and locations. A basic schematic for a monument sign at the project entrance was
also provided, though details on signage materials were not noted. The fencing shown on the
Precise Development Plan significantly matches what was originally approved, though some
isolated changes have been made. The design of the monument sign has also been modified
and refined from what was approved under the Master Development Plan. A full description of
the current proposal is below.
Vinyl: A 5’-tall vinyl fence will be installed in the following locations:
 On shared side property lines between residential lots (these fences will also connect to
the residences themselves, to screen backyards from view of the street)
 Along the interior edge of the open space buffers behind Lots 1-6 and 19-34
 Along the north edge of Open Space Lot B, wrapping around to Lot 8
 Around portions of Open Space Lot C (the bioretention basin)
Slump block: A 5’-tall slump block wall with 6’-tall pilasters will be installed primarily to screen
residential lots from public or private streets, or to screen lots from open space areas. Locations
include:
 The side of Lot 1 that abuts North Avenue
 All sides of Lots 6, 7, and 8 that abut open space areas or Kaywood Drive
 The sides of Lots 13, 14, 26, and 27 that abut Mesa Glen (a private street within the
development)
 The west side of Open Space Lot B (behind Lots 9-13)
 The west side of Open Space Lot D (behind Lots 14-18, but excluding Open Space Lot C,
where steel fencing is proposed as described below)
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Steel fencing: Tubular steel fencing with a maximum height of 6’ will be installed in limited areas
around Open Space Lot C, including the portion fronting the street (Orchard Glen) and the portion
abutting Open Space Lot D. The Master Development Plan showed only vinyl and slump block
around Open Space Lot C.
Monument sign: Per the Master Development Plan, the monument sign at the project entrance
would have consisted of a block wall 2’6” in height (with 3’6” pilasters), directly in front of a taller
wall (5’ in height with 6’ pilasters). The subdivision name would have been mounted on top of the
shorter wall, most likely as metal pin-mounted letters.
Under the Precise Development Plan, a monument sign would be installed in approximately the
same location (within the open space easement at the corner of Lot 1). However, the sign would
consist of a single C-shaped, slump block wall, approximately 3’9” in height with a 3” concrete
cap (for a total height of 4’). The rounded portion of the wall would be oriented toward the corner,
and pin-mounted aluminum letters applied to the face of the wall would identify the subdivision
name. A 4’6” pilaster would be located at each end of the “C”. The distance between these two
pilasters would be approximately 30’ (as measured along the shortest distance, not along the full
length of the wall).
7. Landscaping
A conceptual landscape plan was included with the Master Development Plan approved on
January 10, 2018. The applicant has provided a new conceptual landscape plan with the Precise
Development Plan, though aside from some changes in the specific location of plantings and
some minor species substitutions, the new plan substantially matches the previously-approved
one. As a condition of approval of the Precise Plan, the applicant is required to submit a complete
landscape plan package to the Engineering Services Department, with irrigation and water
efficiency details, upon approval of the Precise Development Plan.
ENVIRONMENTAL STATUS:
An Amended Initial Study and Mitigated Negative Declaration (IS/MND) (City Log No. ER 200512) was circulated for the original subdivision (Tract 916), from October 28 through November 17,
2005, and adopted by City Council on April 5, 2006. For SUB 17-0007, an Addendum (ENV 170011) was adopted to address modifications that were made to the project between its 2008 and
2017 versions, including the addition of the 12.5’ open space buffer behind some lots. The
Addendum acknowledges that approval of a Precise Development Plan would be part of the
project. The Precise Plan merely establishes further environmental analysis is needed.
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CONCLUSIONS:
The City Council is the authorized agency for granting discretionary approval of a Master
Development Plan. When an application for a Precise Development Plan is submitted
concurrently with an application for a Master Development Plan, the City Council considers both
as one (1) package. However, when an application for a Precise Development Plan is submitted
after the Master Development Plan has been approved, as is the case for this project, the Planning
Commission is authorized to grant approval for the Precise Development Plan. Since the City
Council approved the Master Development Plan for North Avenue Estates on January 10, 2018,
no City Council approval is necessary for the Precise Development Plan.
The proposed project is consistent with the General Plan, as well as with the development
standards approved under the Master Development Plan. The project as proposed will not have
a significant effect on the environment, as designed and conditioned. The location, size, design,
and operating characteristics of the proposed project will not be incompatible with or will adversely
affect or will be materially detrimental to adjacent land uses. The site is suitable for the type and
intensity of use or development which is proposed. Staff recommends that the Planning
Commission recommend approval of Planning Case No. PHG 18-0047, based upon the
factors/findings and conditions contained in the attached Planning Commission Resolution No.
2019-17 (Attachment 2).
ATTACHMENTS:
1. Location and General Plan Map
2. City Council Staff Report for SUB 17-0007 and PHG 17-0034
3. Draft Planning Commission Resolution No. 2019-17
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ATTACHMENT 1
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ATTACHMENT 2
CITY COUNCIL STAFF REPORT
SUB 17-0007 & PHG 17-0034
(JANUARY 10, 2018)
Due to the number of pages of Attachment 2, the following link has been provided to
review the document electronically on the City’s web site:
https://www.escondido.org/Data/Sites/1/media/agendas/Council/2018/1-1018CCAgendaPacket.pdf
A hardcopy of the Attachment is available for review in the Office of the Planning Division
during normal business hours. To obtain a copy, please contact the City Clerk at (760)
839-4617 or Planning Division at (760) 839-4671.
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ATTACHMENT 3
Planning Commission
Hearing Date: August 13, 2019
Effective Date: August 24, 2019

PLANNING COMMISSION RESOLUTION NO. 2019-17
A RESOLUTION OF THE PLANNING COMMISSION OF
THE
CITY
OF
ESCONDIDO,
CALIFORNIA,
APPROVING A PRECISE DEVELOPMENT PLAN FOR
THE NORTH AVENUE ESTATES RESIDENTIAL
DEVELOPMENT
APPLICANT: Jared Aronowitz, Taylor Morrison, Inc.
CASE NO:

PHG 18-0047

WHEREAS, Jared Aronowitz of Taylor Morrison, Inc. (herein after referred to as
“Applicant”), filed a land use development application (Planning Case No. PHG 18-0047),
constituting a request for a Precise Development Plan to allow a 34-lot, single-family
residential development on a 17.2-acre gross acre site located on the north side of North
Avenue, between Laurashawn Lane and Kaywood Drive (APNs 224-153-19 and 224153-20), in the PD-R-1.97 (Planned Development- Residential, 1.97 units/acre) Zone,
depicted in Exhibit “B”; and
WHEREAS, the subject property is all that real property described in Exhibit "A,"
which is attached hereto and made a part hereof by this reference as though fully set forth
herein; and
WHEREAS, the land use development application was submitted to, and
processed by, the Planning Division of the Community Development Department in
accordance with the rules and regulations of the Escondido Zoning Code and the
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applicable procedures and time limits specified by the Permit Streamlining Act
(Government Code Section 65920 et seq.) and California Environmental Quality Act
(“CEQA”) (Public Resources Code Section 21000 et seq.); and
WHEREAS, single-family residential is a permitted use within the Planned
Development- Residential Zone, subject to the approval of a Master and Precise
Development Plan Permit, in accordance with Section 33-401 of the Escondido Zoning
Code; and
WHEREAS, a Master Development Plan was approved by City Council on January
10, 2018, under PHG 17-0034; and
WHEREAS, pursuant to CEQA and CEQA Guidelines (Article 14 of the 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;
and
WHEREAS, the Planning Division did study said request, performed necessary
investigations, prepared a written report, and does recommend approval of the Project;
and
WHEREAS, the Planning Commission of the City of Escondido did, on
August 13, 2019, hold a public meeting to consider the request for a Precise Development
Plan. At said meeting, this Planning Commission received and considered the reports
and recommendation of the Planning Division and gave all persons full opportunity to be
heard and to present evidence and testimony respecting said matter. Evidence was
submitted to and considered by the Planning Commission, including, without limitation:
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a. Written information including plans, studies, written and graphical information, and
other material, submitted by the Applicant;
b. Oral testimony from City staff, interested parties, and the public;
c. The staff report, dated August 13, 2019, with its attachments as well as City staff’s
recommendation on the Project, which is incorporated herein as though fully set
forth herein; and
d. Additional information submitted during the public meeting; and
WHEREAS, said public meeting before the Planning Commission was conducted
in all respects as required by the Escondido Municipal Code and the rules of this Planning
Commission; and
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City
of Escondido:
1. That the above recitations are true and correct.
2. The Planning Commission, in its independent judgment, finds that the
Precise Development Plan is covered under the Addendum to the Final Initial
Study/Mitigated Negative Declaration adopted on January 10, 2018 (City File No. ENV
17-0011), as described in the August 13, 2019 Planning Commission staff report.
3. After consideration of all evidence presented, and studies and
investigations made by the Planning Commission and in its behalf, the Planning
Commission makes the following substantive findings and determinations, attached
hereto as Exhibit “C,” relating to the information that has been considered. In accordance
with the Findings of Fact and the foregoing, the Planning Commission reached a
recommendation on the matter as hereinafter set forth.
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4. The application to use the subject property for said purpose specified
above and subject to each and all of the conditions hereinafter set forth in Exhibit “D” is
hereby approved by the Planning Commission. This Planning Commission expressly
declares that it would not have approved this land use development application except
upon and subject to each and all of said conditions, each and all of which conditions shall
run with the land and be binding upon the Applicant, the owner, and all subsequent
owners of the subject property, and all persons who use the subject property for the use
permitted hereby.
5. Said plan is on file in the Planning Division of the Community Development
Department and is available for inspection by anyone interested herein, and said
development plan is incorporated herein by this reference, the same as if it were fully set
forth herein. This Project is conditionally approved as set forth on the application and
project drawings, all designated as approved by the Planning Commission, and shall not
be altered without the express authorization by the Planning Division. Any deviations
from the approved plans shall be reviewed by the City for substantial compliance and may
require amendment by the appropriate hearing body.
BE IT FURTHER RESOLVED that, pursuant to Government Code Section
66020(d)(1):
1.

NOTICE IS HEREBY GIVEN that the Project is subject to

dedications, reservations, and exactions, as specified in the Conditions of Approval. The
Project is subject to certain fees described in the City of Escondido’s Development Fee
Inventory on file in both the Community Development and Public Works Departments.
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The Applicant shall be required to pay all development fees of the City then in effect at
the time and in such amounts as may prevail when building permits are issued. It is the
City’s intent that the costs representing future development’s share of public facilities and
capital improvements be imposed to ensure that new development pays the capital costs
associated with growth. The Applicant is advised to review the Planned Fee Updates
portion of the web page, www.escondido.org, and regularly monitor and/or review feerelated information to plan for the costs associated with undertaking the Project.
2. NOTICE IS FURTHER GIVEN that the 90-day period during which to
protest the imposition of any fee, dedication, reservation, or other exaction described in
this resolution begins on the effective date of this resolution, and any such protest must
be in a manner that complies with Section 66020.
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PASSED, ADOPTED AND APPROVED by a majority vote of the Planning
Commission of the City of Escondido, California, at a regular meeting held on the 13th
day of August, 2019, by the following vote, to wit:
AYES:

COMMISSIONERS:

NOES:

COMMISSIONERS:

ABSTAINED:

COMMISSIONERS:

ABSENT:

COMMISSIONERS:

______________________________
JAMES SPANN, Chairman
Escondido Planning Commission
ATTEST:

______________________________
MIKE STRONG, Secretary of the
Escondido Planning Commission
I hereby certify that the foregoing Resolution was passed at the time and by
the vote above stated.

_____________________________
KIRSTEN PERAINO, Minutes Clerk
Escondido Planning Commission

Decision may be appealed to City Council
pursuant to Zoning Code Section 33-1303
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EXHIBIT “A”
LEGAL DESCRIPTION
PLANNING CASE NO. PHG 18-0047
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EXHIBIT “C”
FACTORS TO BE CONSIDERED/FINDINGS OF FACT
PLANNING CASE NO. PHG 18-0047

Environmental Determination:
1. An Addendum to an Amended Initial Study/Mitigated Negative Declaration (IS/MND) (City Log
No. ENV 17-0011) relative to the North Avenue Estates project (Planning Case No. SUB 170007) has been prepared and approved in conformance with the California Environmental
Quality Act (CEQA). Mitigation measures were adopted to address impacts related to
biological resources, cultural resources, and hazards and hazardous materials. A Notice of
Determination for the Addendum was filed with the County Clerk on January 17, 2018.
The action before the Planning Commission is directly related to the project considered in the
IS/MND and the Addendum. Pursuant to Section 33-410 of the Escondido Zoning Code, the
Planning Commission has the authority to approve a Precise Development Plan, if a Master
Development Plan has previously been approved by the City Council.
The overall setting for the project has not significantly changed since the adoption of the
environmental documents. Surrounding properties continue to be used for primarily singlefamily residential purposes, as they were when both the IS/MND and the Addendum were
approved. The proposed Precise Development Plan generally seeks to establish building,
fencing, and monument sign design for the development, and does not involve any adverse
physical changes in the environment; hence, it does not have the potential for causing a
significant effect on the environment. Therefore, the previously-adopted environmental
documents are sufficient and, pursuant to State CEQA Guidelines Section 15162 which
identifies the requirements for which subsequent analysis is required, no further
environmental review is required.
Precise Development Plan Findings
1. The Precise Development Plan is consistent with the purpose, character, and established
development standards of the Master Development Plan approved on January 10, 2018,
under PHG 17-0034.
2. The location, design, and density of the proposed residential development is consistent with
the goals and policies of the Escondido General Plan. The proposed project design would
not diminish the Quality-of-Life Standards of the General Plan, as the project would not
materially degrade the level of service on the adjacent streets or public facilities, or create
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excessive noise. Adequate on-site parking, circulation, and public services would be provided
to the site.
3. The proposed location of the Precise Development Plan allows the development to be well
integrated with its surroundings near residentially-zoned property and would not cause
deterioration of bordering land uses.
4. All vehicular traffic generated by the proposed development would be accommodated safely
and without causing undue congestion upon adjoining streets, per the Amended Mitigated
Negative Declaration prepared for Tract 916/916-R, and the Addendum to the Amended
Mitigated Negative Declaration prepared for SUB 17-0007. Primary access to the residential
development site would be from North Avenue only, which would minimize project-related
traffic on Laurashawn Lane.
5. All public facilities, sewer, and water service are existing or would be available to the
development site, with proposed and anticipated improvements and annexation.
6. The overall design of the Precise Development Plan would produce an attractive, efficient,
and stable environment for living, since open space areas have been incorporated into the
project design, landscaping would be provided within these open space areas and along
project streets, and adequate separations will be provided between the new residences, as
well as between new residences and existing residences on surrounding properties.
7. The proposed development would be well integrated into its surroundings since the design
would be consistent with the surrounding single-family residential development. Adverse
impacts related to aesthetics and privacy would be minimized for residents on Laurashawn
Lane, since only five (5) of the lots between 20 and 33 would be developed with two-story
homes. Additionally, a minimum rear setback of 40’ would be maintained for any two-story
structure on any lot within the development.
8. The approval of the proposed Precise Development Plan would be based on sound principles
of land use since adequate parking, circulation, utilities, and access would be provided for the
development of the project.
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EXHIBIT “D”
CONDITIONS OF APPROVAL
PLANNING CASE NO. PHG 18-0047
Nothing in this permit shall relieve the Applicant from complying with conditions and regulations
generally imposed upon activities similar in nature to the activity authorized by this permit. This
action does not relieve the applicant of the obligation to comply with all ordinances,
statutes, regulations, and procedures.
Prior to final occupancy, a Planning Final Inspection shall be completed to ensure that the property
is in full compliance with the conditional use permit conditions.
GENERAL
1. All construction shall comply with all applicable requirements of the Escondido Zoning
Code and requirements of the Planning Department, Director of Building, and the Fire
Chief. Approval of this request shall not waive compliance with any sections of the
Municipal Code and all other applicable City regulations in effect at the time of Building
Permit issuance unless specifically waived herein.
2. The colors, materials, and design of the project shall conform to the exhibits and
references in the staff report, to the satisfaction of the Planning Division.
3. The multi-generational suites (i.e., accessory dwelling units) to be provided with homes
utilizing Floorplan 3 may be subject to additional restrictions, per the City’s Accessory
Dwelling Unit Ordinance (Article 70 of the Zoning Code). This may include the recordation
of a deed restriction for each affected property, setting forth the occupancy limitations
described in Article 70. The Planning Division shall determine the appropriate permits to
issue and restrictions to impose prior to approving any building permits for the
development.
4. A separate sign permit will be required for the proposed monument sign at the project
entrance. The design of the monument sign shall conform with the exhibits included in
the staff report, to the satisfaction of the Planning Division.
5. A final landscape and irrigation plan shall be submitted to the Engineering Division, for
review and approval by the Engineering Division and the Planning Division. The plan shall
be in substantial conformance with the conceptual landscape plan submitted for the
Precise Development Plan.
6. Any new walls shall incorporate decorative materials or finishes, and shall be indicated on
the building plans. Colors of fencing and walls shall coordinate with the colors of the rest
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of the development, to the satisfaction of the Planning Division. All freestanding walls
visible from points beyond the project site shall be treated with a protective sealant coating
to facilitate graffiti removal. The sealant shall be a type satisfactory to the Director of
Community Development.
7. The legal description attached to this resolution 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. This Precise Development Plan approval shall expire concurrently with the expiration of
the Tentative Subdivision Map, approved January 10, 2018, under SUB 17-0007.
9. Approval of this Precise Development Plan does not supersede any previous approval or
conditions of the site. All previous conditions for those cases still apply and are
incorporated herein by this reference as though fully set forth. Unless a condition is
modified herein, all previous conditions of SUB 17-0007, PHG 17-0024, and ENV 17-0011
shall remain in full force and effect.
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