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CASE NUMBER: AZ 09-0006

APPLICANT: City of Escondido

LOCATION: The Downtown Specific Plan Area (SPA) encompasses approximately 460 acres extending from
I-15 and West Valley Parkway to Palomar hospital, between Washington Avenue and Fifth
Avenue.

TYPE OF PROJECT: Specific Plan Amendment

PROJECT DESCRIPTION: A request to amend the Interim Downtown Specific Plan consisting of two subitems that
would revise the Permitted Use Matrix and eliminate parking requirements in the core downtown area as described below:

Subitem A: A revision to the Permitted Use Matrix (Figure 11-2) to refine the land use categories, notations, and
permitted uses primarily in the Historic Downtown District, but inclusive of all districts within the specific plan.
Proposed changes include, but are not limited to, eliminating the Conditional Use Permit requirement for restaurants
in the Historic Downtown and Mercado Districts that want to offer amplified entertainment and dancing, permitting
short-term political campaign offices in all districts, placing additional limitations on off-site sales, call centers, martial
arts schools and training facilities, introducing animal services as a permitted use in several districts, revising adult
educational facilities from a permitted use to a conditional use in the Historic Downtown District, and implementing a
requirement for a solid wall in the Retail Core Area to separate retail and restaurant businesses fronting on Grand
Avenue from separate service or office businesses occurring in the back of the same building.

Subitem B: An amendment to Section Ill. (Design Principles, Guidelines and Standards) and Section V. (Land Use
Districts) to eliminate on-site parking space requirements for existing, new or expanding non-residential uses within
Vehicle Parking District No. 1 and the proposed Vehicle Parking District No. 2. Parking requirements for residential
uses would remain unchanged. Vehicle Parking District No. 2 would be created to cover the western extension of the
core downtown area and the Mercado District. Existing language discussing parking standards and credits for non-
residential uses on properties within the two Vehicle Parking Districts would be deleted. An additional amendment on
Page V-6 (Historic Downtown District) would reduce the current requirements for businesses fronting on Grand
Avenue in the Retail Core Area to now require a minimum of 25% of the building depth or 25 feet of the front ground-
level area for pedestrian oriented active retail/restaurant uses.

STAFF RECOMMENDATION: Approval
GENERAL PLAN DESIGNATION: SPA #9 (Specific Planning Area No. 9 — Downtown Specific Plan)
ZONING: SP (Specific Plan)

BACKGROUND/SUMMARY OF ISSUES: A specific plan for the downtown area was first approved by the City Council
in 1992. The specific plan has been amended periodically over the years and was comprehensively updated as the
Interim Downtown Specific Plan on March 21, 2007. The Interim Downtown Specific Plan includes seven land use
districts with a vision statement and varying development standards provided for each district. Figure 1I-2 of the Interim
Downtown Specific Plan is a matrix that identifies all permitted (P) or conditionally permitted (C) land uses in each of the
districts within the Specific Plan Area. Unlisted land uses are generally prohibited unless they are determined to be
similar to listed land uses.
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On October 28, 2009, the City Council initiated an amendment to the Downtown Specific Plan to study the List of
Permitted Uses and accompanying standards, clarify the eastern boundary of the Retail Core Area, and evaluate other
issues pertaining to the implementation of the plan. This proposed amendment to the Downtown Specific Plan is the
second phase of adjustments designed to ensure the specific plan continues to meet the needs of the downtown
community. The first phase (AZ 09-0005) of the amendments was approved by the City Council on March 10, 2010, and
included changes to the use matrix regarding home furnishing stores and religious and other assembly uses, an
adjustment to the boundary of the Retail Core Area, and clarifications on sign setbacks and permitted uses in existing
structures where planned development had been approved, but not yet constructed. At the time the last amendment was
approved, it was understood that more extensive revisions of the Permitted Use Matrix would be deferred to a later date.

Staff has been engaged in a series of discussions with the Downtown Business Association since the amendment was
originally initiated by the Council. Most of the discussions have focused on refinements to the Permitted Use Matrix. The
proposed amendment would comprehensively update the Permitted Use Matrix to strengthen the focus on retail and
restaurant uses in the Retail Core Area and eliminate impediments to entertainment in the central downtown area. The
proposed amendment also would respond to the City Council's direction to eliminate on-site parking requirements in the
core downtown area and the portion of the Mercado District that is located within the Downtown Specific Plan.

REASONS FOR STAFF RECOMMENDATION:

1. The Downtown Vision Statement notes that Downtown Escondido is envisioned as a dynamic, attractive,
economically vital city center that is entertaining and vibrant with activity occurring throughout the day, evening and
weekend hours. The proposed revisions to the Permitted Use Matrix will strengthen the commitment to retail and
restaurant uses in the Retail Core Area and lessen restrictions on restaurants that want to offer entertainment in the
Downtown Historic and Mercado Districts. Additional changes have been developed in consultation with the
Downtown Business Association to clarify districts where business services, recreation and education facilities are
permitted.

2. The Retail Core Area plays an extremely important role in the Downtown Specific Plan because it concentrates the
type of unique, pedestrian-oriented, retail uses that draw people to the downtown. Maintaining the integrity of the
Retail Core Area is very important to both staff and the Downtown Business Association. The proposed amendment
would establish additional guidance and requirements for active retail storefronts, while still allowing uses not
otherwise permitted on Grand Avenue to locate in the rear area of a structure.

3. The city's aggressive downtown parking requirements coupled with the availability of nearly 500 public parking spaces
have worked efficiently to ensure that downtown parking impacts are minimized to the extent feasible. On the other
hand, there are known examples where the current parking requirements have stopped existing businesses from
expanding and new businesses from locating on Grand Avenue. The Downtown Parking Study (Walker, 2006) noted
there may be occasional localized parking impacts in one or two of the public lots, but that there is an ample supply of
parking not only in the downtown as a whole, but in each of the four downtown sub-areas that were studied. Staff
feels the proposed elimination of parking requirements in the downtown core can effectively aid the revitalization of
the area as a vibrant retail and entertainment district. The amendment has been structured in a way that parking
standards could be reintroduced in the future if the extent of renewed economic activity results in undesirable parking
impacts.

Respectfully submitted,

Bill Martin
Principal
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ANALYSIS

A. CONFORMANCE WITH CITY POLICY/ANALYSIS

General Plan

Specific Planning Area No. 9 (Downtown Specific Plan) of the General Plan notes the Downtown Specific Plan shall
provide a range of retail, office, financial, cultural and residential opportunities. The goal of the specific plan is to create
an efficiently organized and aesthetically pleasing downtown with a distinct identity and high-quality image while
facilitating the safe movement of people and vehicles in the area. The proposed amendment to the Interim Downtown
Specific Plan would be consistent with the General Plan because the proposal is limited to clarifying and refining permitted
land uses and modifying parking standards with the express purpose of revitalizing business activities in the downtown
districts.

Subitem A: Revision to the Permitted Use Matrix

The Permitted Use Matrix of the Downtown Specific Plan has been amended several times over the past few years to
respond to changing market conditions and facilitate new business opportunities. Staff has been meeting regularly with
representatives of the Downtown Business Association over the past year in an effort to comprehensively review the
Permitted Use Matrix. The primary focus has been on the Historic Downtown District and boosting retail on Grand
Avenue in the Retail Core Area, but has also included reviewing and facilitating new business opportunities for other
districts as well.

The proposed amendment would revise permitted land uses in each of the downtown districts, clarify land use categories,
and modify the notes listed in the Permitted Use Matrix. A copy of the revised matrix in strikeout/underline form has been
attached to this staff report. Changes to permitted uses primarily involve solidifying retail and restaurants as the
predominant uses on Grand Avenue within the Retail Core Area, and limiting the establishment of services in ground floor
locations on Grand Avenue. Office, financial, personal, health and specialty services would still be widely permitted
throughout the Historic Downtown District, but are mostly limited to upper floors or the back of buildings on Grand Avenue
within the Retail Core Area. The objective of facilitating opportunities for nighttime entertainment downtown would be
advanced by eliminating the CUP requirement for restaurants that want to offer music and dancing in the Historic
Downtown and Mercado Districts, although dancing would continue to be regulated by the cabaret permit requirements in
the Municipal Code. Other proposed changes to permitted land uses include adding grocery stores in excess of 7,000 SF
to the Historic Downtown (except in Retail Core Area) and Park View Districts, adding restaurants and cafes as permitted
uses in historic buildings in the Southern Gateway District, and restricting martial arts schools and training facilities from
locating on Grand Avenue.

Land use categories would be clarified and expanded as part of the proposed amendment. Restaurants offering
entertainment and dancing would be established as a separate category and would remain conditionally permitted in the
same districts, with the exception of the Historic Downtown and Mercado Districts where they would now be listed as
permitted uses. Bars and nightclubs would be separated from restaurants and would remain as conditional uses.
General Office and Financial Services would be modified to list short-term political campaign offices as permitted uses in
all districts. Off-site sales and call centers would be established as a new category and would be permitted in the
Southern Gateway, Creekside Neighborhood and Historic Districts, but banned from locating on Grand Avenue. In
response to the growing residential population downtown, Specialty Services would be expanded to include animal
services in the Historic Downtown, Centre City Urban, Gateway Transit and Creekside Neighborhood Districts. Education
categories would be streamlined to include educational facilities for adults, daycare facilities and schools for primary and
secondary education. Adult education facilities would now be listed as a conditional use on Grand Avenue.

The Permitted Use Matrix includes a series of notes that can be applied to individual uses in districts to further define or
limit activities. The primary change to the notes section would be to modify Note No. 2 that regulates the location and
type of businesses permitted on Grand Avenue within the three-block Retail Core Area. Many buildings in the Retail Core
Area are 25 feet wide and up to 140 feet deep. This configuration is not always conducive for establishing a retail
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business. Note No. 2 recognizes this and allows permitted non-retail uses to be located on the ground floor in the back of
these buildings thus retaining the building frontage on Grand Avenue for a retail or restaurant business. The current
requirement to reserve the front % of the building or 1,000 square feet for retail has hindered some small retail businesses
from locating on Grand Avenue. In addition, the lack of a requirement for a separation wall has resulted in some non-
retail businesses “creeping” up to the storefront on Grand Avenue. The proposed amendment would address both of
these issues by reducing the retail requirement to % or 25 feet of retail depth from Grand Avenue with a requirement for a
separation wall at least eight feet in height to ensure the Retail Core Area storefronts are activated with pedestrian-
oriented retail and restaurant uses. This change is also reflected in a proposed amendment to Figure V-2a and the
language in Section 3 of the Historic Downtown District. Other changes to the matrix notes include the addition of two
new notes that would restrict some businesses from locating on the ground floor on Grand Avenue (i.e., call centers,
mortuaries, coin laundries and adult schools), as well as an allowance for restaurants and cafes on Local Historic Register
properties in the Southern Gateway District.

Staff feels the proposed revisions to the Permitted Use Matrix, which were developed during many hours of consultation
with the Downtown Business Association, will strengthen the commitment to retail and restaurant uses in the Retail Core
Area and clarify districts where business services, recreation and education facilities are permitted. The proposal also
would eliminate impediments to entertainment in the central downtown area thus enabling the growth of a downtown that
is vibrant with activity occurring throughout the day, evening and weekend hours.

Subitem B: Elimination of On-Site Parking Space Requirements

On August 10, 2010 the Downtown Business Association (DBA) wrote a letter to the Planning Commission suggesting
that downtown parking regulations had created a stalemate condition that had effectively negated further investment in
downtown buildings and businesses. They suggested there should be consideration for eliminating on-site parking
requirements for Grand Avenue businesses. The issue was further discussed with the Downtown Parking Subcommittee
along with suggestions to reduce parking enforcement and time restrictions. The subcommittee and several downtown
business owners in attendance agreed that changes were needed to downtown parking enforcement and on-site parking
requirements. The Downtown Specific Plan regulates on-site parking requirements and staff developed several
alternatives for consideration including the use of a parking “in-lieu fee” to help fund the development of new parking
areas, the re-establishment of a parking credit system, the reduction or elimination of required parking for targeted uses
(such as restaurants), or the total elimination of parking requirements in certain areas. On March 23, 2011, the City
Council unanimously supported a proposal to retain parking enforcement for Grand Avenue and the side streets and
suspend enforcement of hourly limits for the public lots on a one-year trial basis. The Council also unanimously directed
staff to remove existing parking requirements for new and expanding businesses in the downtown core and Mercado
areas.

The Design Standards of the Downtown Specific Plan state that on-site parking spaces shall be provided as specified in
the city’'s Parking Ordinance with the exception of Vehicle Parking District No. 1 (which also includes the Retail Core
Parking District). Vehicle Parking District No. 1 is largely bounded by the alleys north of Valley Parkway and south of
Second Avenue, with Escondido Boulevard to the west and |vy Street to the east. Buildings located in this area are
credited for a certain number of spaces, but can exclude parking intensive uses like restaurants if they had not existed on
the property in the past, and generally require new spaces to be provided if existing spaces are removed or additional
square footage is added to structures.

The proposed amendment would implement the Council's direction by eliminating parking requirements for existing, new
and expanding non-residential uses in Vehicle Parking District No. 1. Parking standards for residential development
would remain unchanged. A second parking district (Vehicle Parking District No. 2) located between Valley Parkway and
Second Avenue and extending west to Quince Street would be created to expand the incentive to the western portion of
the downtown core area and include that portion of the Mercado area that is included within the Downtown Specific Plan.
Business owners located in the two parking districts would not be required to provide on-site parking spaces and would be
allowed to eliminate existing spaces if needed to facilitate expansion plans. Permitted businesses would be based solely
on the Permitted Use Matrix in the specific plan, irrespective of whether adequate on-site parking spaces exist to meet
code requirements. Developers of vacant or underdeveloped properties would be encouraged to provide parking
commensurate with their anticipated demand, but would have no minimum requirement.
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There are 497 public parking spaces located within seven public lots in the downtown area. Street parking is also widely
available throughout the downtown area. The city's aggressive downtown parking requirements coupled with the
availability of nearly 500 public parking spaces has worked efficiently to ensure that downtown parking impacts are
minimized to the extent feasible. On the other hand, there are known examples where the current parking requirements
have stopped existing businesses from expanding and new businesses from locating on Grand Avenue. The Downtown
Parking Study (Walker, 2006) noted there may be occasional localized parking impacts in one or two of the public lots, but
that there is an ample supply of parking not only in the downtown as a whole, but in each of the four downtown sub-areas
that were studied. Staff feels the proposed elimination of parking requirements in the downtown core can effectively aid
the revitalization of the area as a vibrant retail and entertainment district. it is recognized that parking problems could
eventually develop downtown if the program is ultimately successful in facilitating business expansions and attracting a
substantial number of new businesses. If that were to occur, the amendment has been structured in a way that parking
standards could be reintroduced in the future by eliminating Vehicle Parking District No. 2 and reestablishing parking
standards in Vehicle Parking District No. 1.

B. ENVIRONMENTAL STATUS

1. The proposed amendment to the interim Downtown Specific Plan is exempt from the California Environmental Quality
Act in accordance with CEQA Section 15061(b)(3), “General Rule.” A Notice of Exemption was issued on June 22,
2011.

2. In staffs opinion, no significant issues remain unresolved through compliance with code requirements and the
recommended conditions of approval.

3. 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.
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FACTORS TO BE CONSIDERED
AZ 09-0006
EXHIBIT "A”

1. The public health, safety and welfare would not be adversely affected by the proposed amendments to the Interim
Downtown Specific Plan because the amendments would clarify and refine permitted land uses in the downtown area,
provide consistency to the document, and codify existing policies to remove impediments that currently hinder ongoing
efforts to promote an economically vibrant downtown.

2. The proposed amendments to the Interim Downtown Specific Plan would not be detrimental to surrounding properties,
since the proposed changes to the Permitted Use Matrix would only refine and clarify permitted uses on properties
within the specific plan area, and the modification to parking requirements will not result in adverse parking impacts to
adjacent residential neighborhoods due to the widespread availability of public parking spaces and street parking in the
downtown area.

3. The proposed amendments to the interim Downtown Specific Plan would be consistent with the General Plan because
the proposal is limited to clarifying and refining permitted land uses and modifying parking standards with the express
purpose of revitalizing business activities in the downtown districts. This retains the General Plan vision which states
the Downtown Specific Plan shall provide a range of retail, office, financial, cuitural 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 amendments.



‘asn pue| ay} jo ssauajeudoidde ayy Buuiuuajep u) souapadaid axe] |jeys
UOISSNISIP 1X3) JOSIP @Sh pue| ay] '1xa} JOuISIP asn-pue] 8y} pue Xujew Siy) usamjaq asue JoIuod e pinoys :J1LON

"9po7) Buluoz opipucos3 ay jo

g1 8Py o} uensind maiaal uejd Joid alinbal jjeys asn ‘Juasayip Ajjenuelsqns ‘Mau B 0} SajIs asai} JO UOISISAUOD ‘ueld

oyoadg umojumo(g Wiud| ay Jo uondope Jo awi ay) Je asn mc_E_oEoo.:o: e alom sdiysiajeap ajqowoine Bupsixg

-KeMpEOIg PUE PJEASINOG OPIPUOIST ‘BNUBAY UOIBUISEAA ‘SNUBAY PIEMDOOAN USBMIBG papiad Sasn [equapisaioN 6

"apog Buiuoz opipucosg ayj Jo 61 SPMY
ul jeaoidde Juawdojanaq pauueld e o} palgns ‘seale payoads Ul papiuuad ase spalosd asn-paxiw pue jenuapisay g
/BB 9109 |IB}a1 DUOJSIY, 94} UIYNM J00j} punosb uo anuaay pueis) Guoje pamoje JoN £
aNUBAY BIUBAJASUUR Lo paprwad Aiup 9
100loid [eluapisal e ojul pajesbajul uaym Aluo 6
‘eaJe 100y $s016 ay) Jo %0¢ uey} aiow Adnooo jou Aeyy ‘Bulpjing jueusi-pinw e uiypm pagued Ao v
€

poowsoqybiaN apisyea1) ND ‘pieAsjnog opipuoosg uo payiuad AjuQ
Aemajen) wayinosg 31 :
OpedIsN W ’ !
jsuel) Aemajes) 19 3G 7SnW 5N SIg} 0} SOUETIUD Eewlig 10w m_ 5>9_o_§> "4ydsp |1ejad Juodj Jo um& GZ Jo E:EE.E B UJIM Juoyj
ueqin AnD anua) noo 8yj W0l ¥0eq Yidap buip|ing ayj Jo %S¢ 1sedl Je pajedo] 94 |{ys |{eM yons pue ‘j|em pI|oS B pulyaq pajedoj ssajun
MIIA ed Nd anuaAy pueic) BudEj-4e 100} punoib uo payiuuad jou STasn Bale 3100-|IBJal QUOJSIY, S,9NUSAY PUBID UIYIM 2
umojuUMO( SUOJSIH GH 198} atenbs ggo'c 1epun |
‘S1Ol1Sia painnbai juuad asM [euolipuo) = D papiunad = d
‘S31ON
"$010)S YU} pue-Sei015juotiubISues pUe puey puodas 'sdoys umed Buipnjoxs ‘sdwejs
pue JUSWUBISUGCY ‘sulod ‘sa]qioa]jod ‘sanbijue Buipnjoul asipueyoiaw pue spoob paumo Ajsnoinald
‘spoob snjdins pue Buioud
Aopun Buiyilians, 10 Buoud wnwxew pieoq ay} SSOIOE UM SaSN |iBjal 3pnjoul Sasn pajqiyolid
*DIN S80IASS |ejuapioul pue spoob jiejal Jejiuuls JaYJ0 pue ‘adIAIas pue sajes aouelidde pjoyssnoy
JIeLUS/SS3UISN( S0LO/SIIUOI0S]9/SBIaWED/S30ADI] ‘spoob Bugods ‘siadedsmauysauizebew;s)ooq‘ (sedas
juswinisul pue uoionJysul ‘Buiplosal jejuapoul Buipniour) aisnw
od €d d d d d ‘{ejuas pue sajes oapia ‘saliddns ye ‘saiqqoy ‘sjad ‘spoob abepieA ‘siebid ‘syeo ‘Aiapod ‘aiemsse|b
‘eulyo ‘(nedas Buipnjour) seoys ‘tasedde ‘Jayjes; ‘Kijemal ‘Aauoness ‘syib ‘siamoyp ‘sAo} Buljjes
suawysiiqe)sa jiejas pue ‘saioeuneyd ‘sai0jsbnip ‘sai0js juswpedap ul pios asIpUBYISW MBN
» VLI TVHINTO
_ (sadA}
897d| 2 dgd+g 8d 8d 6 '8d | 87Zd |Buisnoy pue suoneoo| ajeudosdde Joj g-ij 8inbi4 0} 19)01) sease payoads Ul Jooy punosb uo ‘jenuapisay
{sedA} buisnoy pue suoneao) eyendoidde 1o} ¢-1) 2inbi4 0} 19ja1) J00l} punoib
d d d d d 6d d uo asn jeluapisal-uou pajuuad ym uoiounfuod ui ‘sease payoads Ul Jooy punoib aroqe jenuapisay
(Ao
o) o) o) o) Y} Ul SAUOZ [B1218WILIOD JaYJ0 Jo} sBulpuly pue sjuawainbai jegiugns o) 109[gns) s|ajoW pue s|9joH
e} o} Sa|}l|Io.} aJed-|enuapisay
o] 0 SJUBWIYSIGE]Sa Jse)ealq-pue-pag
{we-11 eanBi3 U3IM 99UBPI0SIE L) ONIDGO | NV IVILNIAIS3Y
NO o8 "] 19 nood Ad aH 3sn ANV
XIHLYIN SN A3LLINY3d
oV WRIGNS -1 NI




pooyioqybian apisieaiD NO
Aemajeq) uiayinog o8
opedssiy W
Jsues ) Aemajes) 19
ueqin AyD anua) noo
MOIIA Yied Ad
uMoJUMOQ JUOISIH aH
‘SLOINMLSIA NMOLNMOA

80UEep JO/PUE JUBWUIEU3US

[Xe} 3 fo) 2 o) o) SN INOYIM JO UM [OJOJJE DUIAISS SqQN[OJybIu PUE sieq Sjuawys]|Gejsa bunjuiug

(eale sojes oy} jo uoipod JuedYIUBIS B Sapnjoul Jey} asipueydIall

€0 0 2 2 0 o) pajeja1 BulAjoAul saes Jiejas yym Ajuo) sjuswysiiqelss Bulisey-1asq pue -auipp

arioIE q : BupitEp-"BUIDUEP JO/pUE

[%e] d 3 3 %) d EoE:_mtoE;z _um .t_aEm hoou_.__ 5_; Ac>onm uoccmv mmv meE;m__nﬂmm Buneg

mc_o:m_u 10 EmE:.mtmEm

payidwe aA) ou yum<(Buyere

Butpau-{YBnoiyl-eAup ou Yum Sn .m:.:.v hooE:o .v:u mwcozen.ob_E mc__u:_oc_v

— I0Yoofe JO BeS |ejuapioul ‘INOYIM JO ‘YUM AYioE) Jojerabujaljiazeay apelb-eisuwod

b ed d d d d d Bunesado Ss-UO UB WO S0IAISS JIOSSaP JO/pUE ‘UBLoI 9pRIB-EIoISLILIOD

Bugesado ays-uo ue woy soines [eaw Buipnosd suswysiiqesss Bunes Jo sadAl ||y

+*SLNIWHSITEVLS3 ONIMNINA ANV ONILY3

d SaUIYOEW BUIPUSA JOOPINO

ed d d ldtd saljddns-jiesty pue sjejual/sajes juswdinba |esipapy

€'ld ld d d ld' Ld juswanoidwil swoy ‘sutednR? ‘s|oo) ‘ssejb ‘juled ‘alempleH

($810}S @InjiuIN} JUNOISIP pue ‘AJoaelp

ed Id d d d TodIes ", Ajuo ssaspew,, Buipnpui jou) Aejdsip |1ejes yim sbuiysiuing awo

ed Id d d Ld 1) sojes soueljdde obieT

€d d SuoIje|[ejSul pue BulaAod Jooy pue Jadien

ed d uolje||eisul |ejuapioul ‘oYUM JO ‘Yim $3103s Ajddns ajiqowoiny

NO oS ] 19 noo Ad aH 3SN ANV

10



pooyioqybiaN apis)a1g NO
Aemajes) ulaynog 08
opedIsiy W
usuel| Aemajeo 19
veqin A anuad noo
MOIA Yied N
UMOJUMOQ SUOJSIH aH
‘S121H1S1a NMOLNMOQ
sioped
Bupjuy pue ‘pe Apoq ‘Buiosaid Apoq Jayjo Buipnoxa ‘Buiuy di pue aAa juaueuuad
9°'6°LD ed d d d d ‘Buiosaid Jes Buiajoaul ABojojawsod Buipnjouisuoles-sdeys Aineaq ‘Jagqieg
-sebeo/sued-1o0pIo
‘sasn Aewud se sjuswysi|qelsa
“abessew ucm ainssaidnoe mc_us_oxw..luqu»lmm S AEP ‘Sjuawysi|ge)se ales-y)eay
od d d d Z2d SASHOYSAIELIS][E pasusl| ‘SelI0jeloqe| Pue SoIulD ‘sadyjofedlido/ejuap/iedipay
lﬂ#
»S3DIAYIS TYNOSH3d Pue H1TV3H
9d d oid _—_———
§I5JUa0 [[ED PUE Sa[es SisS-HO
suolje)s
aJy pue 391j0d ‘sadiAIaS |ejuawwIanch ‘(uojeloossy ssauisng umojumoq Buipniou)
od d d d d d J3Ju39 UOIBULIOJUI PUB JOYISIA ‘sheasRgenes ‘(asn Aewud e se sueo| AepAed
Jo/pue Buiysed ¥oayo Suipnjoxa) sueo| pue sBulaes ‘Syueq ‘suoln}iisul jeloueuly
9d d d d d d
1901} pUB |9ARY} ‘SBOIAISS mc__omc=8 uca mooEo elsd _mﬂ\ﬂou_mm_ 03_29. _m:&wbcm
‘sapuabe Juswholdwa ‘(s
od d d d d 2d Eo _mco.moéoa ucm mué:_mza ngmE_Eu(
+SIDNIANYISTVNOSHId HLTVIH-GNY TVIONVNIL ° Pue 301340 TVHINIO
sajes
d d d 10403 INOYIM JO ‘YUM BaIE SIS JO JS 000° L Buipaaoxa salols A1aooib |elaua)
(Juuad asn |euoipuo?) e ainbal
eale s9|es Jo 4S 0002 Buipaaoxa sjuawysiiqelsa) sylids pajjiisip pue ‘auim ‘1aaq
Jo spueiq anbiun ajes-yo Buinjoaus sajes Jonby Ajjeoads 019 ‘Jeaw ‘spoob payeq
¢d d d d d ‘Apued ‘soanpoid ‘sjonpoid pooy anbjun Jospue papodwi Buipnjou ‘spooy Ajeads
+(S810}S abeyoed pue 8oualusAUOd BUIpPN|oXa) S31VS HONDI1 ANY dOO04
NO os 19 noo Ad aH 3SN ANV

1



pooyloqybiaN apisyesi) ND

Aemajeo) uaynos 31y
opeoss|y W
jsuel] Kemajeo) 19
ueqin AD anus) noo
MIIA Yed Ad
umoumoq SUOoISIH aH
‘S1O1H1SI0 NMOLNMOQ
9 ‘ed ed d d d d L2d SOIpNIS Yjeay ‘sqnjd sy
o) Fe) Fe) sapeole aweb ojuoioaje pue ||lequid ‘saiioe) asueq
+1IVaNLIND ANV NOILV3YO3d ' INSWNIVIN3INT
9'60 d d d d d Zdd Suoljelajje pue sia)ewssalp pue siojie|
90 2 Od (1] %e) ssuenuol
0id
9'6'L0D 2 d 2d pajesado uj02 JO BOIAIaS-J|aS 'SaUpUNE} pue sjuawysiqelse Buiues|D
9'6¢'10| ¥'ld id 1d \d ldtd BuiuES|D o)IS-Us JNOYNIM SOIAISS BULIBPUNE| PUE DUIUES|D
d d d d d d Zdd (e1eaudpignd) Kiaijep [sosed Buipnjoul SaoIAISS [€Sod
€d d d d vd d sdoys Buiwel) aInpid
€d 1dzd Jiedas pue Aigisjoydn ainjiuung-woisnd)
9°kd ¥d d d d ¥d Zd soipn}s eo1oeId/BuIpIcoal IS
syjwsx®oo) ‘ledai-esuetidde
9d d d d d d d ffetus-pue Ho0[o ‘PUE Yojem ‘saoialas Adooojoyd pue Buidojaasp olydesbojoyd
SOIUID AJBULI8)OA PUE 2JED
9d d d Zd Kep 1od "Seds Jad "(A[Uuo JOOpUI) BUIPJEOG DUIUIE]) }9d SPN|OUl 0 S80IAJSS [ELLIUY
«(D3N sesn Asejjioue Jejjwis sapnjaul) SIDIANIS ALTVIOILS
NO o8 N 19 noo Ad aH 3SN ANV

12



pooyloqybiaN apisyaai) NO
Aemajes uiayinog 98

opeosapy N
Jsuel) Aemajes) 19
uveqn AyDanuad NI
M3IA Yied Nd
UMOJUMO(Q JUO}SIH aH
‘S10141S1a NMOLNMOAd
o) 0] o) o) o] 0 suoneziuebip YINoA
suoneziuebio Jejus
pue ajqeneyd ‘Joge] ‘oIAID ‘suelajeA ‘jeanyod Buipnpou ‘sasiwaid sy uo sbunsaw
0 o} 0 2 o) o 20 diysiequaw Jojpue dnoib npuod jeys suoneziuebio jeuoissejoid pue |e1o0S
(,eale 2103 [IEJ01 OLOJSIY, '9AY PUEIS) UIUNIM POMOIJE JOU) SaIIAOe suoibljal
o] o] o} o} 2 o) o) J3yjo pue ‘swooi Buipeas snoibija: ‘suoissiw ‘sajdwa) ‘sanbobeuAs ‘sayoinyd
l
*SNOILLVZINVOYO SNOIDMIY TTYNOISS340dd 1VIO0S
d d d d aInoid uooul pue aAl| ‘Jayeayj
9d d S|00YDS pue $j00d BUILLWIMS
o} d d sSpods Buale Joopul JejIWIS pue SAS|[e builmMoq pue Bunexs-19)j0y
d d d d d d uoijeasnal |esauab - syped
(SIUBINEISal Ul JUSLLUUIEHS}US [BJUSPIOUl BUIPN|OXa) [O40dE 10
€0 0 o) 0] o) 0 P00} 40 8[es |ejuspioul Ypm (sayed Jawsjul Buipniour) sjuswiysiige)ss jusuulepsiul
9d €d d d d 0\d S3iji10e} Dululelj pue sjooyds sHe [elepy
9d ed d d d Zd S|O0UJS pue SOIpN)S-SHe-fefewt-pue aoueq
asn Aewud ay) o) buiiead oSIpUBYDIaW JO SJES [BJUBPIOUI
9d d d d d d d Buipnjoul ‘039 ‘swinasnuwi ‘saue.q) ‘(Bunuud pue Buidojanap jejuapioul Buipniour)
siaydesbojoyd pue siaxiom Yeso ‘sisiue o) Suiuiepsd soipn)s pue saudjjes)
PaNURUOD) NOILYIHUOIY ANV LNIJWNIVIYILINI
NO oS N 19 noo Ad aH 3SN ANV

13



UORIPUGCY JeaU B O} Paio)sal 4 |leys Apadoid ayj pue ¢ Jaquiaddg

Joye Ajejeipawil sasiwaid sy} Woy paaowal aq {[eys Sa|es [euoseas Joj pasn
sjeusjew pue sainpnis Auy (suoisinoid aoueulpio pue Aionjess 1ayjo Aq pajuuad”

Juap ayj 0} ‘2AISN|OU S3EP UYjog ‘L€ JaquIsda( PUe | J9GO0 Usamjaq sojes

yleaum pue aay) seugsuy) ‘upidwind Buipnioul) ‘sAep o¢ Buipasoxa Jou sajes |euosees

niedal pue eduBUSIUIEW DUIPN|OUI 'SBOIAISS [EJURI-IED PUE SUOKE)S JISUBI|

{esn-Adeuitid-aui-oiut
peiesbeiu-oiniee)ieijuepiourte-se) Spues qedipad pue snys AdjjoJ) "qedlxe]

d9

do

do

do

do

do

{254 1iny syeaud) sio| bunped

(iedidiunw) sjof bunyed

$3|0IYaA J0 Jieda) PUE 2OUBUSIUIELL DUIPN|OXd 'S80IAISS [BjUaI-1eD)

i
+S30IAY3S SNOINVTTIOSIN ANV NOILVLIOdSNVUL

90

10

10

10

10

L0

Buiysngnd pue Buijuud jadedsmenN

90

L0

(suoijels uoisIng|a} Jo/pue oipes) bulyseopeolg

(P 8191y 03 Jo0lqns sani|ioe) ssajalim) SNOILYIINNNIROD

(uonesnpa Alepuoaas pue Alewud)-sjooyss

920

saoe) aJedkeq

Q] O] o ©

Q Of a4 ©

Q| O] 4| ©

al o] aj o

90

SYNPE 10 SaiNIjioE] [BUOREINPJeebetos-pHe-s{ooyss-syeio-pue-shy

sNOILvONnas3

NO

os

19

nad

Ad

dH

3SN ANV

14



pooyioqyBiaN apisyeal) NO
Aemajes) ulayinog S
opedlapy n

JIsues) Aemales) 19

ueqiny AND a5us) noo

M3IA ed Nd

UMOJUMO(Q SHOJSIH aH

‘SLORILSIA NMOLNMOQ

‘asn pue} ay} Jo ssauajeudosdde ay) Bujujuualep u) aouapasaid aye)

leYs UOISSNOSIP }Xa) JOLISIP 8SN PUE| By} ‘IXa) JOUISIP OSN-PUE| BY) PUE XLIEBW SIY} USBMIS] SSUE JOIYUOD B PINOYS :JLON

"apo?) Buiuoz opipuoosy
ay} Jo g4 sy 0) Juensind mainas ueid Jojd auinbai jjeys asn ‘Jualayip Ajlenueisans ‘Mau e 0} Sa)Is 953l JO UOISISAUC)
"ueld oyadg umojumoQ Wl 3y} Jo uogdope Jo awi Yy} Je asn mc_E._oEoo.coc e asem sdiysiajesp sjqowone bupsixg

‘kempealg pue PIEASINOY OPIPUOST ‘SNUBAY UCIBUILSEA ‘SNUSAY PIEMPOON USamjaq pomiuuad Sasn [enuapisal oN
‘apo9) Buiuoz opipuoos3 ayy Jo 61 SNy LI payads (juajeainba 10) ssaooud Juswdojaasp pauueld

8y} 03 Jejuuis |eaosdde ueld aloid 1ajse 0} 1algns ‘'seale payoads. ul papuuad ae saloid asn-paxiui pue jequapisay
. BalE 2109 |IB)al OLOISIY, Y} UIYNIM JOO} PuUNoIb Uo anuaAy puels) Buoje pamojje JON

aNUBAY elueAjAsuuad uo papiuuad Ajuo

‘Joalosd fenuapisai e ojul pajesbajul uaym AuQ

‘eale Jooy $s016 ay) Jo 9,0¢ uey) aiow Adnooo jou Aepy “Guipiing Jueusj-pinw e ulyim papiwiad Aluo

‘pJeAajnog opipuods3y uo papuuad AluQ
“4oreads

"PanilIad S| 9NUSAY PUEIS) buoe)} sbeubls oN
RBI[e 547 WoT] mn TSI 55 51y} 0] SOUBHUS MEWig 3IOW ST ._w>o._o_£> "UIdaP [1E]8] JUOJ} JO J99) G¢ JO WNLUIUILI B YJIM
JUGE Y] WOl 30eq S0Bds J00] 9y} JO %G JO WNWIUIW B Pajedo] aq [[eys ||EM Yons pue '[lem pIjos € puiyag pajedo]
$S9|UN anudAy pueis) BuiDej-ue 100) punoib uo payiuuad JouS] asn Bale a109-{B}a OUOJSIY, S,9NUSAY PUBIS) UIYIAA
"yea} alenbs 000'¢ Jopun

<
b

painbai Juuad asn [BUOIPUC) = ) PapiuLdd = d

‘S310N

15



SUBITEM B:

PROPOSED AMENDMENT TO RESOLUTION 2007-35, THE INTERIM DOWNTOWN
SPECIFIC PLAN:

lll. DESIGN PRINCIPALS, GUIDELINES & STANDARDS

Page 111-15 - Amend Section I1I.B.2 PARKING

2. PARKING

On-site parking shall be provided according to Article 39 of the Escondido Zoning Code, with the
exceptions noted below. The provision of on-site parking spaces shall not be required for
existing, new or expanding non-residential uses within Vehicle Parking Districts 1 and 2. For
mixed-use, and/or shopkeeper developments_outside Vehicle Parking Districts 1 and 2, the
number of spaces shall be calculated by totaling the gross floor area (GFA) of commercial
space at a ratio of one space per 250 square feet GFA (or other appropriate ratio, depending on
the uses proposed), plus standard parking ratios for residential uses and required guest spaces.
For mixed-use, and/or shopkeeper developments within Vehicle Parking Districts 1 and 2, the
number of spaces shall be based on the standard parking ratios for residential uses and
required guest spaces. Parking may be modified through the Planned Development application
process. Justification for any parking modification request shall be based on a peak-hour
parking demand utilizing a methodology pre-approved by the City._A Plot Plan application will
be required for construction of new floor area or conversion of existing parking spaces within
Vehicle Parking Districts 1 and 2.

Page 111-16 — Amend Section [11.B.3 VEHICLE PARKING DISTRICT No. 1:

3. VEHICLE PARKING DISTRICT NO. 1

Special assessments have been paid by property owners whose businesses are located within
Vehicle Parking District No. 1 for establishing and financing public parking spaces (Figure 1l-2).
For the purpose of calculating parking requirements for a current or future non-residential use, a

property shall be deemed to have the number of parking spaces required by the City for the
most mtenswe land use permitted tha%e*&sted for such property Mhe-past—plus—any—addmenal

eiesencﬂe»ed—laelewL Developers of vacant or underdeveloped parcels are encoura@d to Drowde a
number of parking spaces commensurate with their anticipated demand, but there is no
minimum requirement.
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Page 11I-17 — Add Section IIl.B.3A Vehicle Parking District No. 2:

Vehicle Parking District No. 2 (Figure IlI-3) is the western extension of downtown and has been
identified as a_targeted commercial area where parking incentives could help retain existing
businesses and facilitate new or expanding businesses. The area of the Mercado District that is
included within the Downtown Specific Plan is also included within Vehicle Parking District No.
2. For the purpose of calculating parking requirements for a current or future non-residential
use, a property shall be deemed to have the number of parking spaces required by the City for
the most intensive land use permitted for such property. Developers of vacant or
underdeveloped parcels are encouraged to provide a number of parking spaces commensurate
with their anticipated demand, but there is no minimum requirement.

Page 1iI-19 — Figure 11i-3 Parking Requirements within Downtown Vehicle Parking District:

Revise Figure 1lI-3 to depict Vehicle Parking District No. 2

Page I1l-21 — Amend Section 111.B.4 DOWNTOWN RETAIL CORE PARKING DISTRICT:

4. DOWNTOWN RETAIL CORE PARKING DISTRICT

The parking ratio for all land uses within the Downtown Retail Core Parking District (Figure [lI-2)

shaII be the same as Vehlcle Parklnq Dlstnct No 1 +s—th¢ee—(3)—pa+=k-mg—epaees—per—ene

Parklng management strategles for publlc off-street parklng Iots
may include time restrictions and the sale of parking permits for long-term parking on selected
public lots

The signs for municipal parking lots, installation of pedestrian arcades and pass-throughs,
improvement of the alleyways facing the parking lots, and required landscaping of the lots would
encourage the use of off-street parklng as an alternatlve to on-street parklng Illhe—prewsien-ef

absence of tlme restrlctlons and permlts for parklnq emplovers shaII be respon3|ble for
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coordinating with the Downtown Business Association to develop employee parking policies that
ensure convenient customer parking remains available for customers.

V. LAND-USE DISTRICTS
HISTORIC DOWNTOWN DISTRICT

Page V-6 — Amend Figure V-2a and the bulleted items in Section 3 LAND USES:

¢ Ground-floor properties that-are—25-feet—or-larger—in—width—oriented toward Grand

Avenue shall devote the entire Grand Avenue frontage, as well as a minimum of one-
fourth third of the building depth or 25 feet 4,000-square-feet-of the front portion ground-
level area (whichever is greater), for pedestrian-oriented active retail/restaurant uses.

be—deveted—te pedestnan orlented actlve retalllrestaurant uses onIv occupy the front

portion of the building as noted above, a fixed, solid wall with a minimum height of eight
feet shall be installed to define the retail/restaurant environment and provide separation
from the permitted activities occurring in the back of the building._The wall shall span the
entire_width of the building and may include doors to meet fire and building code

requirements.

o Storage/office areas associated with retail establishments are not included in pedestrian-
oriented active retail/restaurant use floor-area calculations.

Permitted ground-floor uses that do not front on Grand Avenue shall achieve pedestrian access
from the rear or side of the building via an alley or side street and shall not have direst-primary
access or signage oriented toward Grand Avenue. Drive through businesses and convenience
stores are not allowed, with the exception of financial institutions. For a detailed list of permitted
and conditionally uses refer to Land-Use Matrix (Figure [I-2).

HISTORIC DOWNTOWN DISTRICT

Page V-8 — Amend Section g. Parking:

Between Maple Street, Juniper Street, Second Avenue, and lwy—StreetValley Parkway, the
provisions of the Retail Core Parking District apply as described in Chapter lll. Within the
remaining portion of the Downtown Retail District, parking shall be provided according to
standards set for the-Vehicle Parking District No. 1.

Outside Vehicle Parking Districts Nos. 1 and 2, Ne-Pparking shall be required for the-outside or
rooftop seating areas that dees-not-exceed 50% of the inside seating area or 50% of the rooftop
area, whichever is less.
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PARKVIEW DISTRICT

Page V-15 — Amend Section g. Parking:

Parking for all commercial and multi-family residential uses shall be provided in accordance with
Article 39 of the Escondido Zoning Code, excepting that portion of the district located within
Vehicle Parking District No. 1, which shall provide parking according to Section [lI.B.3.
Reductions for mixed-use projects may be considered on a case-by-case basis if it can be
determined that adequate parking would be provided for the project.

MERCADO DISTRICT

Page V-36 — Amend Section g. Parking:

In_accordance with Vehlcle Parklnq Dlstrlct No 2. there is no m|n|mum parklnq requirement for
non-residential uses. 6 :
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Revised Figure V-2a
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AZ 09-0006
June 28, 2011

Revised Figure -3
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TN CITY OF ESCONDIDO

PLANNING DIVISION

ES Nm Do 201 NORTH BROADWAY

City of Cholce ESCONDIDO, CA 92025-2798
(760) 839-4671

Notice of Exemption

To: San Diego County Recorder's Office From: City of Escondido
Attn; Linda Kesian 201 North Broadway
P.O. Box 121750 Escondido, CA 92025

San Diego, CA 92112-1750

Project Title/Case No.: Amendment to the Interim Downtown Specific Plan (AZ 09-0006)

Project Location - Specific. The Downtown Specific Plan Area (SPA) encompasses approximately 460 acres
extending from 1-15 and West Valley Parkway to Palomar Hospital, between Washington Avenue and Fifth Avenue.

Project Location - City: Escondido Project Location - County: San Diego

Description of Project:

A request to amend the Interim Downtown Specific Plan consisting of two subitems that would revise the Permitted
Use Matrix to refine land use categories and permitted uses, and eliminate on-site parking space requirements for
existing, new and expanding non-residential uses within Vehicle Parking Districts 1 and 2 in the core downtown
area.

Name of Public Agency Approving Project City of Escondido
Name of Person or Agency Carrying Out Project.

Name: City of Escondido Planning Division - Bill Martin Telephone: (760) 839-4557
Address: 201 N. Broadway, Escondido, CA 92025

(] Private entity ~ [] School district  [X] Local public agency [] state agency  [] Other special district

Exempt Status:
Categorical Exemption. CEQA Section 15061(b)(3), "General Rule”

Reasons why project is exempt:

1. The proposed project is limited to modifying the list of permitted businesses allowed within an existing
specific plan area and eliminating existing parking standards within a defined downtown area. No physical
changes are proposed to any existing structures located within the specific plan area.

2. The Downtown Specific Plan encompasses the urban core of the city and has no value as habitat for
endangered, threatened or rare species.

3. The proposal would refine existing land use regulations within an established urban area. No construction
is proposed and the project would not result in any significant effects related to traffic, noise, air quality or
water quality.

4, In staff's opinion the proposal would not have the potential to cause an adverse impact on the environment.

Therefore, the proposal is not subject to further CEQA review.

Lead Agency Contact Person: Martin Area Code/Telephone/Extension (760) 839-4557
1%/ -
Signature: M N L J ONS ZZ , ZO/ /
© 77 BJiIl Martifi, Principal Planner Date
Signed by Lead Agency Date received for filing at OPR:
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