
CITY OF ESCONDIDO 
 

MINUTES OF THE REGULAR MEETING OF THE 
ESCONDIDO PLANNING COMMISSION 

 
January 27, 2009 

 
The meeting of the Escondido Planning Commission was called to order at 7:00 
p.m. by Chairman Caster, in the City Council Chambers, 201 North Broadway, 
Escondido, California.  
 
Commissioners present: Barry Newman, Vice-chairman; Edward Lehman, 
Commissioner; Darol Caster, Chairman; Bob McQuead, Commissioner; Guy 
Winton, Commissioner; Jack Campbell, Commissioner; and Jeffery Weber, 
Commissioner. 
 
Commissioners absent:  None.  
 
Staff present: Bill Martin, Principal Planner; Jay Petrek, Principal Planner; Owen 
Tunnell, Associate Engineer;  Homi Namdari, Assistant City Engineer; Tara 
Cheever, Deputy City Attorney; and Ty Paulson, Minutes Clerk. 
 
MINUTES: 
 
Moved by Vice-chairman Newman, seconded by Commissioner Weber, to approve 
the minutes of the January 13, 2009, meeting. Motion carried unanimously.  (6-0) 
Commissioner Campbell was absent from the vote.  
 
WRITTEN COMMUNICATIONS – Received. 
 
NEIGHBORHOOD MEETINGS – None. 
  
CITY COUNCIL UPDATE – None.    
 
ORAL COMMUNICATIONS – None.  
 
PUBLIC HEARINGS:  
 
1.  AMENDMENT TO THE SOUTH ESCONDIDO BOULEVARD AREA 
 PLAN AND CONDITIONAL USE PERMIT – 2004-02-AZ; 2004-66-CUP: 
 REQUEST: A Conditional Use Permit for an automobile service 
 commercial development consisting of an approximately 5,500 SF 
 automated car wash and oil change facility and a 4,150 SF restaurant. 
 The proposal also includes an amendment to the South Escondido 
 Boulevard Neighborhood Plan to allow the car wash, which currently is not 
 a permitted use on the site. 



LOCATION: The 1.34-acre site is on the northwestern corner of the intersection 
of Brotherton Road and Centre City Parkway, addressed as 400 Brotherton 
Road. 
 
Bill Martin, Principal Planner, referenced the staff report and noted staff issues 
were the appropriateness of amending the South Escondido Boulevard Area 
Plan to conditionally allow car washes in Area “B”, and whether the proposed 
development would be compatible with the adjacent residential neighborhood.  
Staff recommended denial based on the following:  1) At the time the South 
Escondido Boulevard Area Plan was developed, it was recognized that auto 
sales, service and repair should receive additional review considering the goal to 
create a more pedestrian friendly streetscape on the northern end (Area “A”) and 
the general lack of established auto related business in the southern end (Area 
“B”).  All auto related uses were either conditionally permitted or not permitted.  
An amendment was approved in 1998 to allow car washes, but was so restrictive 
as to allow them only where a previous automotive-related business had been 
legally established.  Aside from the applicant, there had been no public demand 
to further loosen the restriction on car washes in the South Escondido Boulevard 
Area Plan.  Staff felt the amendment was not appropriate in this case since it 
would potentially facilitate the location of a car wash on a site where staff felt it 
would not be compatible with adjacent residential neighborhood; 2) While 
mitigation measures had been developed to reduce the environmental effect of 
the noise and odor impacts to a less than significant level, it should be noted that 
intermittent nuisance noise and odors from idling vehicles, the recurring start/stop 
cycle of carwash, music from vehicles waiting in the queue, and shouted 
commands in the oil change facility could be annoying to neighbors. Staff felt that 
when all the potential nuisance effects were taken into consideration, the 
proposed carwash and oil change facility would not be compatible with the 
adjacent residential neighborhood and that a Conditional Use Permit should not 
be issued.     
 
Commissioner McQuead referenced the circulation plan and expressed his view 
that there would be a stacking problem in the queuing area.   
 
Chairman Caster and staff discussed Page 31 of the staff report with regard to 
using recycled water for the carwash operation and potential future connection 
for landscaping.  
 
Commissioner Winton and Mr. Martin discussed the setback and landscaping for 
the frontage area on Centre City Parkway.   
 
Andrew Kjellberg, San Clemente, representing the applicant, noted that they 
had been working on the subject plan for the past five years with staff and the 
neighborhood group in order to address their concerns. He stated that due to 
concerns expressed by staff and the surrounding neighbors they had eliminated 
the gas station component, conducted traffic and noise analyses, and revised the 



location for the carwash area.  He indicated that the noise would be mitigated 
through state-of-the-art, noise friendly carwash equipment, landscaping, and 
sound barrier walls.  He noted that the noise levels would be less than the City’s 
standards.  Mr. Kjellberg noted they concurred with staff’s recommendation to 
install a kitchen emission control system in the restaurant to mitigate any odors.   
 
Commissioner Weber asked if the carwash system would be a conveyer system 
with detailers who would finish the vehicle. Mr. Kjellberg replied in the affirmative.    
 
Commissioner Winton asked if discussions had ensued regarding constructing 
masonry fences at the top of the slope along the residential portions of the 
property.  Mr. Kjellberg replied in the negative.   
 
Commissioner Lehman requested information regarding the location for the 
waiting area. Mr. Kjellberg replied that the waiting area would be in the cashier 
area and the patio area.  
 
Bill Fishbeck, La Mesa, representing the applicant, noted that the applicant 
had moved forward with the subject plan over five years ago with City Council 
stating that it should go forward for further study. He stated the applicant had 
conducted significant traffic studies, acoustical studies, and odor studies. He 
indicated that the applicant had spent over $200,000 in studies in order to meet 
the requirements and mitigation measures. He elaborated that the staff report 
indicated that the proposed uses would not significantly impact the environment.  
Mr. Fishbeck stated that the project had been redesigned in order to meet the 
traffic impacts, noise impacts, and odor impacts. He stated that staff 
recommended denial with no studies or proof for their reason for denial.  He 
indicated that they felt it was inappropriate to deny a project on incidental noise 
issues when all of the real issues had been studied and mitigated. Mr. Fishbeck 
then referenced currently permitted uses for the subject property such as a 
lawnmower repair shop or a playground that he felt would impact the surrounding 
properties more than the proposed use.  He noted that the applicant was willing 
to expend the needed funds on the project since they planned on operating the 
subject businesses.  
 
Commissioner Winton asked if the applicant owned other carwash businesses.  
 
Munther Ghazal, Applicant, replied in the affirmative. He stated that the subject 
project would be a high-quality project that the City would be proud of.   
 
Commissioner Winton asked Mr. Ghazal if the South Escondido Boulevard Area 
Plan was in place when he purchased the property.  Mr. Ghazal noted he had 
purchased the property with the understanding that a carwash was allowed, 
noting he found out later that it was not permitted.  He stated that he then went to 
City Council who was in favor of the subject use.   



Commissioner Winton asked Mr. Fishbeck if he was relying on a document which 
stated that the City Council stated that the project should go forward for further 
study. Mr. Fishbeck stated that his understanding was that the City Council 
stated that the project should go forward for further study.   
 
Kimber Allison, Escondido, provided photos of the subject property in relation 
to her residence and neighborhood.  She stated that the subject use would not 
be consistent with the area. She felt that her quality of life would be impacted by 
the subject project due to feeling that the use would create noise and odors as 
well as impact her views. She also expressed concern with the trash enclosure 
areas being infested with vermin and being in close proximity to the residences.  
 
Steve Graziano, Escondido, felt it would be difficult for the restaurant to serve 
alcohol due to being within 100 feet of the residences.  He also felt the subject 
project would not attract a quality restaurant.   
 
Gayle Lebedda, Escondido, expressed concern with the traffic from the subject 
project being directed through the surrounding neighborhoods and impacting the 
children, residents, and pets in the area.   
 
Marty Lebedda, Escondido, was opposed to the project due to feeling it would 
adversely impact his quality of life by impacting his views and generating noise, 
traffic, and odors. He also felt the project would not be consistent with the subject 
area or be in line with the City’s beautification plans.   
 
Roger Fannin, Escondido, was opposed to the project.  
 
Rex Little, Escondido, noted concern with the project traffic being directed into 
the neighborhoods and creating traffic impacts.  He expressed concern with the 
project creating noise impacts.  He was also concerned with the trash enclosures 
attracting vermin to the area.  
 
Peggy Moon, Escondido, expressed concern with the surrounding residences 
being impacted by the project drawing more vermin and insects to the area.  
 
Amy Madriz, Escondido, noted concern with the subject project reducing 
property values in the area.  She was opposed to the project due to feeling it 
would adversely effect her quality of life by impacting her views and produce 
noise, traffic, and odors.  
 
Sam Sapia, Escondido, was opposed to the subject project.  He stated that the 
Commission should take into consideration the amount of individuals speaking 
against the project, noting they represented many individuals.   
 
Kjerstie Bourne, Escondido, was opposed to the project. She stated that their 
neighborhood community surrounded a park area.  She expressed concern with 



her children and other children in the area being impacted by the traffic that 
would spill over into the neighborhoods.   
 
Mark Wedeleton, Escondido, was opposed to the project.  He stated that 
Escondido City Council adopted a water conservation plan, noting his view that 
the project would unnecessarily use significant amounts of water.    
 
Wayne Neblo, Escondido, was opposed to the project.  He was concerned with 
the proposed location of the restaurant loading area and dumpster being directly 
adjacent to the residences.  He noted concern with the noise that would be 
generated from the carwash blowers, noting his view that the sound barriers 
would not mitigate the noise. He expressed concern with what would occur on 
the site if the subject project went out of business.   
 
Bladimir Genoves, Escondido, noted concern with the project increasing crime 
and attracting unwanted individuals to the area.  He expressed concern with the 
project increasing traffic and impacting the children using the park and going to 
school.   
 
William Metzger, Escondido, noted concern with the traffic from the project 
being directed into the neighborhoods and creating traffic impacts.   
 
Commissioner Winton was opposed to an automotive use for the subject 
property.   
 
Commissioner Lehman noted concern with the traffic flow patterns for the project 
going through a residential area.  He also noted concern with a project that would 
use a significant amount of water.  
 
Commissioner Campbell noted concern with the traffic flow patterns for the 
project going through a residential area.     
 
Chairman Caster noted concern with the intensity of the use not being consistent 
with the subject location.  
 
Commissioner Weber was in favor of the overall project but was concerned with 
the traffic flow patterns and hours of operation for the restaurant.  
 
Commissioner McQuead noted concern with the site plan for the project 
specifically potential vehicle circulation conflict at the carwash entry. 
 
ACTION: 
 
Moved by Vice-chairman Newman, seconded by Commissioner Lehman, to 
approve staff’s recommendation to deny the project.  Motion carried.  Ayes:  



Campbell, Lehman, McQuead, Caster, Newman, and Winton.  Noes:  Weber.  (6-
1)    
 
2.  ZONE CODE AMENDMENT – AZ 09-0001 
 REQUEST: A request for an amendment to Article 43 of the City’s Zoning 
 Code pertaining to abandoned service stations, to require a conditional 
 use permit for the conversion of new or used automobile dealerships that 
 cease operations in the CG and SPA 9 (Downtown Specific Plan Area) 
 Zones. 
 
LOCATION: Citywide 
 
Jay Petrek, Principal Planner, referenced the staff report and noted staff issues 
were whether the conditional use permit process would provide the appropriate 
review for the re-use of new and used automobile dealerships that have ceased 
operating, and the appropriateness of applying the CUP process in only the CG 
and SPA 9 Zones.  Staff recommended approval based on the following:  1) The 
proposed Zoning Code Amendment would codify and clarify the process for 
allowing new commercial uses to occupy automobile dealerships that cease 
operating.  Involving the conditional use process, similar to abandoned service 
stations, would allow oversight into the land uses permitted at these sites to ensure 
the business operation was compatible with surrounding land uses and that 
appropriate improvements were made to the site; and 2) The location and 
development standards for Industrial Zones pose fewer concerns regarding 
potentially negative impacts to surrounding uses, therefore staff felt that 
redevelopment of those sites could be adequately addressed with plot plan review.  
Existing automobile dealerships within SPA 9 were legal non-conforming uses.  A 
CUP for redeveloping the site(s) would ensure compatibility with surrounding land 
uses, which were more sensitive in nature and incorporate downtown design 
principles.  Staff felt that the CUP process was not appropriate for automobile 
dealerships within the Auto Park (PD) Zone, because the Planned Development 
process incorporated sufficient review and conditions to address the issues of site 
development and permitted uses.   
 
Commissioner McQuead and Mr. Petrek discussed the discovery process for 
abandonment.   
 
Commissioner Weber asked if a new CUP would be required for a lot that the 
vehicles were removed from.  Mr. Petrek replied in the affirmative.   
 
Commissioner Weber asked if storage lots would fall under the umbrella of a 
dealership.  Mr. Petrek replied in the negative.   
 
Commissioner Campbell asked what issue started this item. Mr. Petrek stated that 
it was the closure of Lincoln/Mercury dealership.   
 



Ken Lounsberry, Escondido, requested that this item be sent back to staff in 
order to open up discussions with the local auto dealers.  He felt that other 
dealerships were unaware of the proposed plan and should be notified.  He then 
referenced the background history for the Lincoln/Mercury property.  
 
Commissioner Winton felt the City needed to be flexible during the current 
economy.   
 
ACTION: 
 
Moved by Vice-chairman Newman, seconded by Commissioner Campbell, to 
continue Item 2 indefinitely for further study.  Motion carried unanimously.  (7-0) 
 
CURRENT BUSINESS: 
 
1.  EXTENSION OF TIME – PHG 08-0043: 
 Request for a one-year Extension of Time on a Conditional Use Permit 
 approved last year to allow an existing “peaker” generating facility to  
 upgrade to more modern and efficient equipment. 
 
Location: 1968 Don Lee Place  
 
Jay Petrek, Principal Planner, referenced the staff report and noted staff had not 
identified any issues with the extension of time and recommended approval.   
 
Wendy Bogdan, Sacramento, representing the applicant, asked that the 
resolution be modified to reflect a new expiration date of March 7, 2010, so the 
record was more clear.  Mr. Petrek concurred with the proposed change.  
 
ACTION: 
 
Moved by Commissioner Winton, seconded by Vice-chairman Newman, to approve 
staff’s recommendation with the change in expiration date to March 7, 2010.  
Motion carried unanimously.  (7-0) 
 
ORAL COMMUNICATIONS – None.   
 
PLANNING COMMISSIONERS – No discussion.   
 
 
 
 
 
 
 
 



ADJOURNMENT: 
 
Chairman Caster adjourned the meeting at 9:23 p.m. The next meeting was 
scheduled for February 10, 2009 at 7:00 p.m. in the City Council Chambers, 201 
North Broadway, Escondido, California.  
 
 
_____________________________  ___________________________ 
Bill Martin, Secretary to the Escondido  Ty Paulson, Minutes Clerk 
Planning Commission 
 
 
 
 


