
 

Agenda Item No.: ______________  
Date: August 25, 2009  
     
     
      

CASE NUMBER:  PHG 09-0016 
 
APPLICANT:  William and Peggy Williams 
 
LOCATION: On the eastern side of Grape Street, between 5th Avenue and 7th Avenue, addressed as 

602 South Grape Street     
 
TYPE OF PROJECT:  Modification to Conditional Use Permit  
 
PROJECT DESCRIPTION: A request to modify a Conditional Use Permit (2005-59-CUP) to expand an existing Bed 

and Breakfast facility.  One bedroom in the existing residence would be converted for the 
use of the bed and breakfast to provide two bedrooms available for rent.   No additions to 
the existing residence are proposed.       

 
STAFF RECOMMENDATION:   Approval 
 
GENERAL PLAN DESIGNATION/TIER: Urban I (Single-Family Residential, 5.5 du/acre) 
 Tier 1-Central subarea 
 
ZONING: R-1-6 (Single-Family Residential, 6,000 SF minimum lot size) 
 Old Escondido Neighborhood Overlay 
 
BACKGROUND/SUMMARY OF ISSUES: The Planning Commission approved a Conditional Use Permit (2005-59-
CUP) on October 25, 2005, to establish a bed-and-breakfast facility within an existing single-family residence.  The 
structures on the property include a three-bedroom single-family residence and a detached two-car garage with a 
bedroom and a family room.  One bedroom in the residence is currently used for the bed-and-breakfast.  In order to 
accommodate additional visitors the owners are requesting the ability to convert the existing bedroom attached to the 
garage for use as a second bedroom for the bed-and-breakfast.   A garage and two uncovered parking spaces are 
available for use by the residents and guests, with access via a private easement drive from 7th Avenue.          
 
The residence is a single-story, Italianate Cottage.  It was constructed in 1888 and was placed on the Local Register in 
1992.   A Mills Act contract, which reduces property taxes as an incentive for restoration, was approved for the property in 
1999.    No exterior changes or additions are proposed with this application.   
 
Staff feels that the issues are as follow: 
 
 
1.  Whether the expanded bed-and-breakfast would be compatible with the surrounding area.   
 
2.  Whether there would be adequate parking provided for the expanded use.     
 
 
REASONS FOR STAFF RECOMMENDATION: 
 
1.  The expanded bed-and-breakfast facility with two bedrooms for rent would continue to be compatible with the 

surrounding neighborhood, since the exterior of the residence would not be altered and the facility would be 
consistent with the Zoning Code requirements for a bed-and-breakfast, including off-street parking and occupancy 
limits. 

 



 
 
2.  There would be adequate parking provided for the bed-and-breakfast.   There is an existing uncovered parking space 

on the site for the use of the existing bed-and-breakfast and there is space for one additional uncovered space on the 
site for the use of the occupants of the additional room for rent, as required.  The existing two-car garage would 
remain for the use of the single-family residence. 

 
 
Respectfully submitted, 
 
 
 
Kristina Owens 
Assistant Planner II  



 











ANALYSIS 
 
A.  LAND USE COMPATIBILITY/SURROUNDING ZONING 
 
NORTH– R-1-6 (Single-Family Residential, 6,000 SF minimum lot size) zoning/ Existing single-family residences on + 

8,000 SF lots are located to the north of the site. 
 
SOUTH– R-1-6 zoning/ Existing single-family residences on + 8,000 SF lots are located to the south of the site. 
 
EAST - R-1-6 zoning/ Existing single-family residences on parcels ranging in size from 2,500 SF to 4,800 SF and a 

multi-family residential development are located to the east of the site.   
 
WEST - R-1-6 zoning/ Existing single-family residences on + 7,000 SF lots are located to the west of the site, across 

Grape Street. 
 
B.  AVAILABILITY OF PUBLIC SERVICES 
 
1. Effect on Police Service – The Police Department has expressed no concern regarding their ability to continue to 

provide service to the site. 
 
2. Effect on Fire Service – The site is served by Fire Station No. 1 located at 310 North Quince Street, which is within the 

response time mandated by the General Plan.  The conversion of one bedroom in the existing residence for the use of 
the existing bed-and-breakfast facility would not result in any increases in demand for fire services.  The Escondido 
Fire Department indicates that they would not add any conditions of approval to the project, adequate services can 
continue to be provided to the site, and the proposed project would not impact levels of service.   

 
3. Traffic – The project site fronts on Grape Street, which is unclassified in the City’s General Plan Circulation Element.  

Access to the on-site parking area is via a private easement drive from 7th Avenue.  The proposed Conditional Use 
Permit modification would not add any additional Average Daily Trips (ADTs) to the roadway as the facility is existing.  
The Engineering Division has indicated that existing traffic can be accommodated on the surrounding streets and that 
the project does not materially degrade the levels of service on the adjacent streets.    

   
4. Utilities – City sewer and water mains with sufficient capacity to serve the project are existing and available within the 

adjoining street or easement.  The project does not materially degrade the levels of service of the public sewer and 
water systems. 
 

5. Drainage – The project site is not located within a 100-year Flood Zone as indicated on current FEMA maps.  The 
project does not materially degrade the levels of service of the existing drainage facilities. 

 
C.  ENVIRONMENTAL STATUS 
 
1. A Notice of Exemption was issued on August 10, 2009, in accordance CEQA Section 15301, Class 1, “Existing 

Facilities.” 
 
2. In staff’s 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. 



D.  CONFORMANCE WITH CITY POLICY/ANALYSIS 
 
General Plan  
 
The General Plan land use designation on the site is Urban I, which allows single-family residential development with a 
maximum density of 5.5 dwelling units per acre and a minimum lot size of 6,000 SF.  The site also is located within the 
Old Escondido Neighborhood area plan.  The proposed Conditional Use Permit modification would be consistent with the 
General Plan since a bed-and-breakfast is permitted within residential zones with a Conditional Use Permit, the proposed 
plans would preserve the historic nature of the resource and the neighborhood’s single-family character, and the bed-and-
breakfast facility would be consistent with the Zoning Code requirements.       
 
Whether the Expanded Bed-and-Breakfast Would be Compatible with the Surrounding Area 
 
Both the Old Escondido Neighborhood historic district and the R-1 zone allow a bed and breakfast facility with a 
Conditional Use Permit, subject to the requirements of Zoning Code Article 32 (Bed and Breakfast Facilities).  The Old 
Escondido Neighborhood (Article 65) also has specific requirements for a bed-and-breakfast.  The standards are intended 
to ensure that a bed-and-breakfast is compatible with the integrity of the surrounding residential neighborhood.  
 
 The existing bed-and-breakfast was approved by the Planning Commission in October, 2005, with one bedroom and a 
sitting area.   The existing residence consists of a living room, dining room, kitchen, three bedrooms (one is for the bed-
and-breakfast), two bathrooms, and an office.   There is a large porch on the front of the house and a courtyard on the 
side of the house.  There is a detached two-car garage, with a bedroom, bathroom and family room approximately 23 feet 
to the rear of the residence.   The entire residence/living space, not including the garage, is approximately 1,998 SF.  The 
owners/operators of the facility live at the residence, as required by the Zoning Code, and would like to convert the 
detached bedroom and family room for use as part of the bed-and-breakfast.   The size of the entire bed-and-breakfast 
would be approximately 870 SF, including bedrooms, bathrooms, and sitting areas.  No additions or exterior modifications 
are proposed, so the bed-and-breakfast expansion would not diminish the historic resource.   
 
The Old Escondido Neighborhood limits the number of rooms in bed-and-breakfast to four and two are proposed.  In 
accordance with the criteria in Article 32, guests will have a maximum stay of fourteen days per year, there will be no 
cooking facilities in the rooms for rent, and there would be no restaurant activities.  A deed restriction will be required to 
ensure that the detached garage/bedroom/family room does not become a second dwelling unit.  In addition, no signage 
is permitted in the Old Escondido Neighborhood in conjunction with a bed-and-breakfast and no signage is proposed.  
Staff feels the proposed bed-and-breakfast meets all requirements of the Zoning Code and would be compatible with the 
neighborhood.         
 
Whether There Would be Adequate Parking Provided for the Expanded Use     
 
Zoning Code Section 33-760 (Off-Street Parking) requires two covered parking spaces for each single-family residence.  
The existing residence includes a detached two-car garage which has access from the adjacent private easement.  The 
parking requirement for a bed-and-breakfast facility is one parking space for each room available for rent, in addition to 
the parking required for the primary residential use.    A paved parking space adjacent to the driveway is existing and 
serves the existing bed-and-breakfast.  The applicant is proposing to provide an additional parking space, which is already 
paved, adjacent to the garage.  The space is perpendicular to the easement drive and has adequate space to back up.  
All parking spaces have access to 7th Avenue via the existing private easement.    With the addition of the second paved 
parking space, all parking requirements will be met for the proposed two-bedroom bed-and-breakfast.  
 
 
 
 
 



SUPPLEMENT TO STAFF REPORT/DETAILS OF REQUEST 
 
A. PHYSICAL CHARACTERISTICS 
The usable area of the site is fairly level, but is located approximately 10-15 feet above Grape Street.  There is a single-
family residence and detached garage/guest area on the site.  The site has frontage on Grape Street and access to the 
garage is from a private easement off 7th Avenue.    Vegetation on the site consists of mature ornamental landscaping.  
There is no native vegetation on the site.   
  
B. SUPPLEMENTAL DETAILS OF REQUEST 
 
 
1. Property Size:  Approx. 10,000 SF 
 
2.  Existing Structures:  One single-family residence  
   One detached garage/bedroom/family room  
 
3.  Size of Structures:  Entire SFR:  1,998 SF  
   Portion devoted to B&B:    870 SF 
   Existing garage:     520 SF  
 
4. Number of bedrooms:  2 in Bed and Breakfast 
   4 total in entire residence  
 
5. Existing architectural features: Italianate cottage with truncated hip roof, and ell-shaped porch partially enclosed 

with double-hung windows. 
    
 
 
C. CODE COMPLIANCE ANALYSIS: 
 
 
        Required in R-1 zone   Provided 
 
1. Parking:           

   
Single-family residence:    2    2 covered  
Bed and Breakfast:     2 (1 per room)   2 uncovered  
Total:     4     4  

 
 
 

 
 
 
 
 



FINDINGS OF FACT 
PHG 09-0016 
EXHIBIT “A” 

 

Conditional Use Permit  
 
 
1. Granting the proposed Conditional Use Permit modification would be based upon sound principles of land use and in 

response to services required by the community since the bed-and-breakfast is existing and is integrated into and 
compatible with the surrounding neighborhood.  The additional bedroom for the bed and breakfast is existing and no 
modifications to the site or structures are proposed.    Adequate parking would be provided on the site and the facility 
would be in conformance with all requirements of the Zoning Code, Building Code and Fire Code.   The project would 
be consistent with all requirements of the Building Division, Fire Department and the Zoning Code.   

 
2. The proposed use would not cause a deterioration of bordering land uses or create special problems in the area in 

which it is located.  The expansion of the bed-and-breakfast would not alter the exterior of the residence and would 
continue to be compatible with the surrounding residences.  All required parking could be accommodated on the site to 
the rear of the residence.  In addition, the facility would meet all requirements of the Building Division, Fire Department, 
and Zoning Code.    

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

neighborhood and has been determined to be compatible with the surrounding properties.  The site is surrounded by 
similar single-family residences.  The expansion to the bed-and-breakfast would not result in additional on-street 
parking or excess traffic generation.  In addition, no new structures or modifications to the structures or the site are 
proposed.  The proposed project is consistent with all requirements of the Old Escondido Neighborhood, and would not 
diminish the historic resource or the single-family residential character of the neighborhood.       

 
 
 
 



CONDITIONS OF APPROVAL 
PHG 09-0016 
EXHIBIT “B” 

 
Planning Division Conditions 
 
 
1.  The legal description attached to the application has been provided by the applicant and neither the City of Escondido 

nor any of its employees assume responsibility for the accuracy of said legal description. 
 
2.   All exterior lighting shall conform to the requirements of requirements of Article 35 (Outdoor Lighting).  All outdoor 

lighting shall be provided with appropriate shields to prevent light from adversely affecting adjacent properties. 
 
3. No signage is approved as part of this permit.  No signage is permitted in conjunction with the Bed and Breakfast in 

conformance with Article 65 (Old Escondido Neighborhood).   
 
4. As proposed, a minimum of 2 covered parking spaces shall be provided in conjunction with the residence and 2 

uncovered parking spaces shall be provided in conjunction with the bed-and-breakfast, on the site.   
 
5.  No restaurant activity shall take place.  Breakfast shall be served to overnight guests only.    
 
6.  In accordance with the requirements of Zoning Code Article 32, there shall be no cooking facilities within the rooms for 

rent.    
 
7.  In accordance with Zoning Code Article 32, the maximum length of stay for any guests shall be 14 days per calendar 

year.   
 
8. This CUP shall become null and void unless utilized within twelve months of the effective date of this approval. 
 
9. The uses, design, and type of activities shall comply with those listed in the plans/exhibits and details in the staff report, 

to the satisfaction of the Planning Division.   
 
10.  As proposed, a maximum of two bedrooms shall be available for bed-and-breakfast guests.   
 
11.  Employees or assistants who are not occupants of the residence shall not be employed on the premises.   
 
12.  A Deed Restriction shall be submitted to the Planning Division and recorded prior to commencing use of the second 

bedroom for the bed-and-breakfast, indicating that the detached structure is not a second dwelling unit.     
 
13. This item may be referred back to the Planning Commission upon recommendation of the Director of Community 

Development for review and possible revocation or modification of the Conditional Use Permit upon receipt of 
nuisance complaints regarding performance of the operation of the facility and/or non-compliance with the conditions 
of project approval.  

  
14. The City of Escondido hereby notifies the applicant that the County Clerk’s office requires a documentary handling fee 

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

 
 



Building Division Conditions 
 
1.  The 3636 SH window in the bedroom shall be an approved egress window.   
 
2.  The applicant shall verify that 5/8” Type ”X” Gyp Board exists on the garage side of the proposed bedroom.   
 
 
 


