
GREGORY JOHNS 

AGENDA 

PLANNING COMMISSION 

A. CALL TO ORDER: 7:00 p.m. 

201 North Broadway 
City Hall Council Chambers 

7:00 p.m. 

May 10, 2016 

JAMES SPANN 
Commissioner 

ADAM PHILLIPS 
Deputy City Attorney 

TY PAULSON 
Minutes Clerk 

STAN WEILER 
Commissioner 

OWEN TUNNELL 
Principal Engineer 

BILL MARTIN 
Interim Director Community 
Development Department 

MICHAEL COHEN 
Commissioner 

DON ROMO 
Commissioner 

BOB McQUEAD 
Vice-Chair 

Commissioner 

CITY OF ESCONDIDO 
Planning Commission and Staff Seating 

JEFF WEBER 
Chairman 

B. FLAG SALUTE 

C. ROLL CALL: 

D. MINUTES: 04/26/16 

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 2-5 minutes. 

1. CONDITIONAL USE PERMIT, GENERAL PLAN AMENDMENT, ZONE CHANGE AND 
AMENDMENT TO THE ZONING CODE – PHG 15-0018:  

REQUEST: The project includes development of approximately 1.8 acres of a larger, approximately 
15.4-acre site (APN 235-051-05) for the construction of a new wastewater collections yard for the City 
of Escondido's existing Hale Avenue Resource Recovery Facility (HARRF). The HARRF is an 
activated sludge, secondary wastewater treatment facility designed to treat a flow of up to 18 million 
gallons per day (MGD). The project is intended to provide a new location for maintenance activities 
associated with the City's Wastewater Collections Division (routine maintenance of equipment and 
vehicles associated with the HARRF). The proposed new facilities will consist of three separate pre-
fabricated metal buildings: 

• Building 1 would be 3,735 square feet (SF) in size, up to approximately 34 feet in height to the roof 
ridgeline, and would include an outdoor storage area, indoor equipment storage, and one work 
bay. The work bay would be utilized for regular maintenance of vehicles and equipment 
associated with operations at HARRF. 

• Building 2 would be 5,470 SF in size, up to approximately 34 feet in height to the roof ridgeline, 
and would be used as a warehouse. The building would contain restrooms as well as areas for 
indoor storage of small-scale equipment, tools, and materials used for routine maintenance. 
Covered outdoor storage also would be provided. 

• Building 3 would be 5,670 SF in size, up to approximately 34 feet in height to the roof ridgeline, 
and would be used as a maintenance workshop. The building would contain two workshops: one 
for pump, motor, and valve rebuilding, and one for welding and fabrication activities required for 
routine maintenance of equipment associated with operations. Covered outdoor storage also 
would be provided. 
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The new structures would be occupied by an estimated 40-45 employees that would be relocated from 
existing off-site City facilities. Paved parking spaces also would be provided, and employees working 
at the new facility either would utilize the new parking spaces or the existing parking areas at the 
adjacent HARRF facility located north of the project site. Access to the site would be provided from 
the existing driveway access from Citracado Parkway along the southern area of the property, or from 
the existing driveways from Hale Avenue through the HARRF facility. A security gate would be 
installed along the access drive near the entrance off of Citracado Parkway. Two onsite bioretention 
areas are also proposed for purposes of stormwater treatment. 

The project requires the processing of a Conditional Use Permit (CUP) in conjunction with a General 
Plan Amendment (GPA). The existing Specific Plan land use designation (SPA 8, Escondido 
Research and Technology Center/Harmony Grove) on APNs 235-051-03, -04, and -05 would remain 
unchanged; however, a GPA is required to add the Public Facilities Overlay (PF-O) land use 
designation to these three parcels. Similarly, the existing Open Space/Park (OS-P) zoning would 
remain unchanged on the three affected parcels; however, a rezone and amendment to the Public 
Safety Facilities Overlay Zone (Article 80) would be required to add the Public Facility Overlay (PF-O) 
zoning classification and development standards. The proposed improvements will be limited to APN 
235-051-05. The proposal also includes the adoption of the environmental determination prepared for 
the project. 

PROPERTY LOCATION: The project site is located at the intersection of Avenida Del Diablo and 
Citracado Parkway, addressed as 1521 S. Hale Avenue (County APNs 235-051-03, -04, and -05). 

ENVIRONMENTAL STATUS: A Draft Initial Study/MND was issued for 30-public review for the 
proposed project on March 17, 2016 in conformance with the California Environmental Quality Act 
(CEQA). 

APPLICANT: City of Escondido 

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. 
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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 

MINUTES OF THE REGULAR MEETING OF THE 
ESCONDIDO PLANNING COMMISSION 

April 26, 2016 

The meeting of the Escondido Planning Commission was called to order at 
7:00 p.m. by Vice-chairman McQuead in the City Council Chambers, 201 North 
Broadway, Escondido, California. 

Commissioners present: Bob McQuead, Vice-chairman; Michael Cohen, 
Commissioner; Gregory Johns, Commissioner; Don Romo, Commissioner; James 
Spann, Commissioner and Stan Weiler, Commissioner 

Commissioners absent : Jeffery Weber, Chairman. 

Staff present: Bill Martin, Interim Director of Community Development; Jay Paul, 
Associate Planner; Adam Phillips, Deputy City Attorney; Christopher McKinney, 
Utilities Director; Owen Tunnell, Principal Engineer; and Ty Paulson, Minutes 
Clerk. 

MINUTES: 

Moved by Commissioner Spann, seconded by Commissioner Weiler, to approve 
the minutes of the April 12, 2016 meeting. Motion carried. Ayes: McQuead, 
Spann, Cohen and Weiler. Noes: None. Abstained: Johns and Romo. (4-0-2) 

WRITTEN COMMUNICATIONS – Received. 

FUTURE NEIGHBORHOOD MEETINGS – None. 

ORAL COMMUNICATIONS – None. 

PUBLIC HEARINGS: 

1. CONDITIONAL USE PERMIT – PHG 16-0004:  

REQUEST: A Modification to an existing Conditional Use Permit for Redwood 
Terrace Retirement Community to allow their main campus facility to replace their 
aging backup generator with a new 400 kW generator. The proposed generator 
would be installed in an enclosure to be built in an existing landscape area along 
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West 13 th  Avenue near the intersection with South Tulip Street. The zoning of the 
subject property is R-2-8 with a U2 General Plan designation. The proposal also 
includes the adoption of the environmental determination prepared for the project. 

LOCATION: The main campus at 710 W. 13 th  Avenue (APN 236-073-01-00) is 
6.27 acres in size and its location is bordered by West 12 th  Avenue, South 
Redwood Street, West 13 th  Avenue and South Tulip Street. 

Paul Bingham, Associate Planner, referenced the staff report and noted staff 
issues were whether the proposal was consistent with Zoning Code standards for 
standby generators, and whether the changes were aesthetically appropriate for 
the neighborhood. Staff recommended approval based on the following: 1) The 
proposed 400 kW emergency backup generator would not create any adverse 
noise or air-quality impacts since it would be located in a landscaped area and 
equipped with appropriate noise attenuation devices and walls to ensure 
compliance with the City’s Noise Ordinance. The generator would also be in 
conformance with State air-quality requirements due to the limited hours of 
operation; and 2) The proposed enclosure to house the generator will be partially 
integrated into the existing landscaped slope and further enhanced with additional 
landscaping. Staff feels the enclosure of CMU block stuccoed and painted to 
match the adjacent campus buildings and enhanced with further landscaping will 
adequately screen the equipment from public view. 

Discussion ensued regarding a clarification of the proposed fuel containment for 
the equipment. 

ACTION: 

Moved by Commissioner Spann, seconded by Commissioner Weiler, to approve 
staff’s recommendation. Motion carried unanimously. (6-0) 

2. CONDITIONAL USE PERMIT – PHG 15-0021:  

REQUEST: The project involves a Conditional Use Permit for the development of 
a city facility designed to provide advanced treatment for recycled water produced 
at the City of Escondido’s Hale Avenue Resource Recovery Facility (HARRF) for 
agricultural uses. The facility would utilize membrane filtration [i.e., microfiltration 
(MF) or ultrafiltration (UF) membranes] and reverse osmosis (RO) technologies 
sized for a total production capacity of 2.0 million gallons per day (mgd). The 
project consists of two separate buildings (approximately 14,440 SF Chemical 
Storage Building and an approximately 21,775 SF MF/RO Process Building) up to 
approximately 37 feet in height (top of ridgeline of sloping roofs). The buildings 
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would contain a variety of equipment, pumps, electrical, control and storage rooms. 
The MF/RO facility would be designed to accommodate the installation of future 
equipment to provide an additional 1.0 mgd of production capacity. Underground 
storage tanks (90,000-gallon feed tank, 163,000-gallon inter-process tank, and a 
970,000-gallon product storage tank) also would be installed, along with various 
above-ground pipes and holding tank(s). Primary access would be provided from 
E. Washington Avenue, with secondary access to El Norte Parkway. The 
perimeter of the site would be secured by a combination of new, six-foot-high 
masonry walls and decorative open fencing. The project also includes a 1,500 kW 
emergency backup generator. The proposal also includes the adoption of the 
environmental determination prepared for the project. 

LOCATION: The 3.25-acre project site is located within the City of Escondido, 
County of San Diego, generally located on the northern side of E. Washington 
Avenue and southern side of El Norte Parkway, west of intersection of Washington 
Avenue/El Norte Parkway, east of Citrus Avenue, addressed as 2512 E. 
Washington Avenue (APN 225-270-54). 

Commissioner Cohen recused himself from Item 2 and left the room. 

Jay Paul, Associate Planner, referenced the staff report and noted staff issues 
were whether the proposed facility would have any adverse visual, noise and 
compatibility impacts to surrounding residential uses, and whether dedicated 
striped on-site parking would be necessary for the facility. Staff recommended 
approval based on the following: 1) The buildings have been designed and 
located to address any potential visual and compatibility impacts to surrounding 
uses, with appropriate setbacks from adjacent residential properties. The majority 
of the MF/RO equipment and systems would be housed inside of residential-like 
buildings designed to complement the existing neighborhood and reduce 
equipment noise levels. Perimeter landscape planters and new six-foot-high 
masonry block walls would be installed to provide additional screening, separation 
and noise attenuation; and 2) Section 33-767 of the Zoning Code allows the 
Commission to waive parking for uses with limited number of persons that would 
utilize the facility (i.e., utility or corporation storage yards or other similar uses). 
Staff believes that dedicated striped parking spaces would not be necessary for 
this facility due to the limited number of employees that would be present at the 
site at any one time. Employees on site would be infrequent and appropriate areas 
are available on site to accommodate city vehicles and any delivery trucks. 

Commissioner Weiler questioned whether odors would be an issue. Mr. Paul 
replied in the negative. 
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Chris McKinney, Utilities Director, noted that the recycled water coming into the 
facility was odorless. He also noted that the ultimate disposition of the treated 
water would preferably be to pump it into Lake Dixon if all required permits could 
be secured. 

Discussion ensued regarding a clarification of the distance between the block walls 
of the subject property and the facility as well as the proposed location for future 
expansions. Additional discussions ensued regarding a clarification of the pad 
elevations as well as containment and spillage procedures. 

Kevin Davis, Project Design Engineer, provided an overview of the water 
treatment chemicals that would be used on the site. 

Vice-chairman McQuead questioned whether onsite spills could make it to the 
street. Mr. Davis replied in the negative, noting that the secondary concrete 
containment structure that was located onsite would mitigate any accidental spills. 

Diane Belnap, Escondido, stated that her residence was in close proximity to the 
subject site, noting her concern for her family being exposed to chemicals and 
odors. She stated that her bedroom window would look down into the facility and 
be subject to the facility’s lights, noises, and odors. She felt the facility was too 
industrial and not compatible with the residential area. She noted that the study 
for the facility indicated that the noise, lighting, and odors would not be significant, 
noting anything over zero would be significant to her and her neighbors. She also 
felt her property value would be reduced. She then asked the Commissioners if 
they would like the subject facility next to their residence. 

Jack Barnhart, Escondido, felt the proposed location was inappropriate given its 
proximity to residential homes. He felt a better location would be industrial and 
closer to agriculture. He noted that he would not have purchased his property if he 
knew this type of use would be allowed. 

Barbara Warner, Escondido, noted that she lived off of Glen Meadow, noting that 
she did not receive notice about the proposed project. She was opposed to the 
proposed project, feeling it should be in a more suitable location. She expressed 
her concern with being impacted by noise and pollutants, noting she currently had 
lung issues. She also felt her property value would be reduced. 

Leticia Nava, Escondido, noted she lived on the west side of the proposed facility 
and was representing nine homeowners in the area who were opposed to the 
project. She stated they were concerned with the facility storing hazardous 
materials and creating more noise. She questioned whether the project could be 
located in a non-residential zone that was more suitable such as a commercial 
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zone. She questioned when the CUP would be granted, and whether the noise 
study would run concurrent with the CUP. She asked whether the noise study took 
into consideration cumulative impacts of peak hour traffic on Washington Street 
along with the facility’s pumps and generator, and whether it had been made 
public. She stated that they felt the existing sound levels were already higher than 
the allowable standards. She asked if an earthquake study had been conducted 
for the site as well as whether above ground storage tanks would be utilized. She 
then asked the Commission if they would like the subject facility next to their 
residence. 

Commissioner Johns asked what the history of the zoning was for the subject 
property. Mr. Paul noted that the zoning for the subject property was residential 
with the subject use being allowed through a CUP. Commissioner Johns asked if 
alternate locations were considered. Mr. McKinney replied in the affirmative and 
noted the HARRF site could not be used due to not having sufficient space. He 
also stated that the proposed site was selected due to being a good location for 
distribution. 

Commissioner Weiler asked whether the subject property was slated for a public 
utility use in the past. Mr. McKinney noted that City Council was briefed on this 
program in 2012 with the subject site being the preferred site for the past two and 
a half years. 

Commissioner Romo asked Mr. McKinney whether he was aware of how often 
spills occurred that would impact the health of the community. Mr. McKinney 
stated that he was not aware of any such situations. He also stated that the subject 
facility would be designed with several layers of containment as well as chemical 
tanks being located indoors. 

Vice-chairman McQuead asked staff to comment on the seismic integrity of the 
proposed structure. Mr. McKinney explained that the entire site would be 
excavated and re-compacted down 16 feet in order to reduce issues with potential 
earthquakes. Kevin Davis noted that the entire site, facility, and equipment would 
be designed to meet the current seismic standards. 

Vice-chairman McQuead asked if the main structure would be constructed like an 
essential building similar to a police facility. Mr. Davis stated he did not have this 
information but would find out. Vice-Chairman McQuead asked if the building 
height was set by the height of the equipment inside. Mr. Davis replied in the 
affirmative. 

Commissioner Johns and staff discussed the proposed height of the perimeter 
walls and the proposed landscaping. 
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Commissioner Weiler and staff discussed the proposed screening and size of the 
outdoor equipment. 

Discussion ensued regarding a clarification of the location for the pipeline from the 
water treatment plant to the Hogback Reservoir tank. 

Commissioner Spann questioned whether sites closer to Lake Dixon were 
considered. Mr. McKinney replied in the affirmative and noted that locating the 
facility close to Lake Dixon was only one of many factors involved in site selection. 

Commissioner Romo and staff discussed alternative locations. 

Vice-chairman McQuead referenced Page 8, No. 1 under the findings and 
expressed his view that surrounding property values would be reduced. 

Commissioner Spann concurred. He also felt the proposed structures looked 
commercial and were too tall. He did not feel the project would be compatible with 
the residential neighborhood. 

Commissioner Johns felt that the landscaping and walls would be inadequate to 
block the visual interruption, feeling the adjacent property values would be 
reduced. 

Commissioner Romo noted he recognized the need for the proposed facility, but 
he was not convinced that the proposed location was the best site for the subject 
facility. 

Commissioner Johns motioned to approve staff’s recommendation. There was no 
second to the motion. 

ACTION: 

Moved by Vice-chairman McQuead, seconded by Commissioner Spann, to deny 
the proposed Conditional Use Permit. Motion carried. Ayes: McQuead, Spann, 
Weiler, Johns and Romo. Noes: None. Abstained: Cohen (5-0-1). 

CURRENT BUSINESS – None. 

ORAL COMMUNATIONS – None. 
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PLANNING COMMISSIONERS: 

Commissioner Spann expressed his enthusiasm with the looks of the new cellular 
towers with the exception of an older one. 

ADJOURNMENT: 

Vice-chairman McQuead adjourned the meeting at 8:20 p.m. The next meeting 
was scheduled for May 10, 2016, 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 
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City of Choice ‘41".;1110.."--  
ESCOADIDO 

Agenda Item No.: G.1 
Date: May 10, 2016 

CASE NUMBER: PHG 15-0018, ENV 15-0008 

APPLICANT: City of Escondido 

LOCATION: The project site generally is located at the intersection of Avenida Del Diablo and Citracado 
Parkway, addressed as 1521 S. Hale Avenue (APNs 235-051-03, -04, and -05). 

TYPE OF PROJECT: Conditional Use Permit, General Plan Amendment, Zone Change and Amendment to the Zoning 
Code 

PROJECT DESCRIPTION: The project involves a Conditional Use Permit for the development of approximately 1.8 
acres of a large 15.4-acre site (APN 235-051-05) for the construction of a new wastewater collections yard at the City of 
Escondido's existing Hale Avenue Resource Recovery Facility (HARRF). The proposed new facilities will consist of three 
separate pre-fabricated metal buildings: 

• Building A would be 5,670 SF in size to be used as a maintenance workshop. The building would contain two 
workshops: one for pump, motor, and valve rebuilding, and one for welding and fabrication activities required for 
routine maintenance of equipment associated with operations. Covered outdoor storage also would be provided. 

• Building B would be 3,735 SF in size and would include indoor equipment storage, one work bay, and covered 
and uncovered outdoor storage areas. The work bay would be utilized for regular maintenance of vehicles and 
equipment associated with operations at HARRF. 

• Building C would be 5,470 SF in size and would be used as a warehouse. The building would contain restrooms 
as well as areas for indoor storage of small-scale equipment, tools, and materials used for routine maintenance. 
Covered outdoor storage also would be provided. 

Up to 33 new paved parking spaces would be provided and employees working at the new facility either would use the 
new parking spaces or the existing parking areas at the adjacent HARRF facility to the north. Access to the site would be 
provided from the existing driveway access from Citracado Parkway on the south, or from the existing driveways from 
Hale Avenue through the HARRF facility. A security gate would be installed along the access drive near the entrance to 
Citracado Parkway. Two onsite bioretention areas are proposed for stormwater control and treatment. 

The project requires the processing of a Conditional Use Permit (CUP) in conjunction with a General Plan Amendment 
(GPA). The existing Specific Plan land use designation (SPA 8, Escondido Research and Technology Center/Harmony 
Grove) on APNs 235-051-03, -04, and -05 would remain unchanged; however, a GPA is required to add the Public 
Facilities Overlay (PF-0) land use designation to these three parcels. Similarly, the existing Open Space/Park (OS-P) 
zoning would remain unchanged on the three affected parcels; however, a rezone and amendment to the Public Safety 
Facilities Overlay Zone (Article 80) would be required to add the Public Facility Overlay (PF-0) zoning classification and 
development standards. The proposal also includes the adoption of the environmental determination prepared for the 
project. 

STAFF RECOMMENDATION: Approval 

GENERAL PLAN DESIGNATION: Existing: SPA (Specific Planning Area 8— ERTC-Harmony Grove) 
Proposed: SPA 8 with Public Facilities Overlay (PFO) 

ZONING: Existing: OS-P (Open Space-Park) 
Proposed: OS-P (Open Space-Park) with Public Facilities Overlay (PF-0) 

BACKGROUND/SUMMARY OF ISSUES: The HARRF is an activated sludge, secondary wastewater treatment facility 
designed to treat up to 18 million gallons per day (MGD). The project is intended to provide a new location for 



maintenance activities associated with the City's Wastewater Collections Division (routine maintenance of equipment and 
vehicles, and storage of materials associated with the HARRF). Approximately 40-45 wastewater and collections 
employees already have been relocated from the City's Public Works Maintenance Yard on North Spruce Street to the 
new Administration Building that recently was constructed at the existing HARRF site to the north. However, the existing 
maintenance vehicles and equipment still are located at the City's Public Works Maintenance Yard. The long term plan is 
to relocate all public works operations from the existing Spruce Street facility to other existing or new facilities, and make 
the Spruce Street site available for future industrial/commercial development. 

Staff feels the issues are as follows: 

1. Appropriateness of the proposed Public Facilities Overlay Zone and the application of the overlay to the project site. 

2. Appropriateness of the project design and whether the facility would have any adverse visual, noise and compatibility 
impacts to surrounding uses. 

REASON FOR STAFF RECOMMENDATION: 

1. The City's ability to provide efficient support and maintenance for the public wastewater facilities/system necessitates 
the construction of appropriate facilities in certain zones that could be hindered by the various development standards 
that generally are more tailored to residential, commercial or industrial development. Although the development 
standards on each site could potentially be modified through the planned development or variance procedures, staff 
believes the proposed Public Facilities Overlay Zone is a more comprehensive method to deal with the unique needs 
of these essential service facilities while still providing discretionary oversight and public notice through the 
Conditional Use Permit process. The proposed amendment to the General Plan and zone change to apply the Public 
Facilities Overlay Zone to the subject site would permit the proposed wastewater collections yard to be developed 
with three prefabricated metal buildings and outdoor storage areas to meet the ongoing needs of HARRF without 
adversely affecting the use and enjoyment of neighboring properties. All vehicular traffic generated by the facility 
would be safely accommodated and would not cause undue congestion on adjoining streets and intersections due to 
the low amount trips that would be generated by the project, operational characteristics of the facility, site design and 
location along Circulation Element streets with appropriate access. 

2. Staff believes the proposed design of the wastewater collection yard is compatible with surrounding development 
because it would be located adjacent to the larger HARRF facility on the north. The proposed three metal buildings 
would be situated on a large 15-acre parcel and have been designed with appropriate architectural features and 
appropriately sited on the property to minimize potential visual and compatibility impacts to surrounding uses. The 
majority of the wastewater collection operations will be housed inside of the buildings that have been designed to fit 
into a more rural/open space setting, and also will provide appropriate noise attenuation. Perimeter landscaping 
would be installed to provide appropriate screening from adjacent public views and properties. The setback 
encroachment for the perimeter fencing would not create any adverse visual impacts because appropriate parkway 
landscaping would be provided in front of and behind the fence to soften its presence and to provide a frame for the 
screening plants. 

Respecffully Submitt 

Jay Paul 
Associate Planner 
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PROPOSED PROJECT 
PHG 15-0018 

APN 235-051-05 
15218. HALE AVENUE 

CONSTRUCTION NOTES  
(1) PROTECT IN PLACE. 
°CONSTRUCT 4' AC PAVDENT OVER 8' AB MIN.  
°CONSTRUCT 9' GRAVEL PARKING LOT. 
(:)CCNSTRUCT 4' CCNCRETE. 
C)iNsrAu_ SECURITY GATE. 
(i)SEE ARSHITECTURAL PLANS FOR BUILDING LAYOUT AND 

DETAILS. 
°MASONRY RETAINING WALL TYPE 1 PER SCRSD C-1 

LIMITS CF WORK 

GRADING PLAN 
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ANALYSIS 

A. LAND USE COMPATIBILITY/SURROUNDING ZONING 

NORTH — R-1-7 zoning (Single-Family Residential, 7,000 SF min. lot size). The main HARRF facility is located 
north of the project area. The HARRF site is within a General Plan Public Facilities (PF-0) Overlay Zone. 
The PF-0 land-use overlay accommodates public facilities including government facilities, such as 
libraries, community centers and schools. An existing on-site paved roadway provides direct access 
between the project site and the HARRF. The HARRF facility is separated from the project site by a small 
knoll, small area of oak woodland, stands of eucalyptus trees and riparian habitat. 

SOUTH — County, OS-P, R-1-6 and PD-R zoning (County territory, Open Space-Park, Single-Family Residential, 
6,000 SF min. lot size, and Planned Development Residential). The recent extension of Citracado 
Parkway bisected the subject site and is located along the southern boundary of the proposed project 
area. A remnant section of the parcel zoned OS-P is located along the southern side of Citracado 
Parkway. This remnant section primarily consists of elevated topography above the adjacent streets 
(Avenida Del Diablo and Citracado Parkway) and generally contains non-native vegetation, rock 
outcroppings, some mature oaks and eucalyptus trees. This elevated topography and vegetation helps to 
screen the HARRF facility from the adjacent single-family homes on the south. Two mobile home parks 
are located south of the project site across Citracado Parkway and Avenida Del Diablo, along with single-
family residential homes to the southwest. Building C would be setback approximately 120 feet from 
Citracado Parkway, 160 feet from Avenida Del Diablo and approximately 230 feet from the nearest 
residence/mobile home located on the southern side of Avenida Del Diablo. Building A would be setback 
approximately 58 feet from Citracado Parkway, approximately 190+ feet from the nearest single-family 
residence/mobile home on the south across Citracado Parkway/Avenida Del Diablo. Avenida Del Diablo 
is classified as a Local Collector Road (66' R-O-W) and Citracado Parkway is classified as a Major 
Circulation Element Road (110' R-O-W). 

EAST - R-1-10 zoning (Single-Family Residential, 10,000 SF min. lot size). A 4.47-acre parcel is located 
immediately east of the subject site and contains several residential structures located throughout the 
property. The closest structure to proposed project site is abandoned and boarded up, and the main 
residential uses are situated approximately 220 feet from the property boundary. The existing residential 
uses/structures on the site would be considered legal non-conforming because the property is located 
with a Specific Plan (SPA 8) General Plan land-use designation. SPA8 (Escondido Research Technology 
Center —Harmony Grove) envisions future development of business parks, medical office and industrial 
park uses subject to the approval of a Specific Plan for each project/property. A stand of mature 
Eucalyptus trees is located along the joint property boundary and provides a visual buffer between the 
two properties. The existing property line open fencing would remain. A self-storage facility is located 
further to the east that also is located with SPA8. The proposed project buildings (B and C) would be 
located approximately 130' to 140' from the eastern property boundary and the outdoor storage areas 
would be screened by new perimeter landscaping and existing landscaping (Eucalyptus woodland area). 

WEST - OS-P and County zoning (Open Space-Park). The larger portion of the 15.4-acre city property is located 
immediately on the west of the project area. Existing topography generally buffers views into the site 
from the west. Escondido Creek and large county parcels are located along the western boundary of the 
subject city land, along with some scattered single-family residential homes. County zoning and 
scattered single-family residential development is located further to the west. Although not within the 
City's jurisdiction, these county properties have an Escondido General Plan land-use designation of 
SPA8. 

B. ENVIRONMENTAL STATUS 

A Draft Initial Study/MND was issued for 30-public review for the proposed project on March 17, 2016 in conformance with 
the California Environmental Quality Act (CEQA). The findings of the Initial Study/MND identified effects related to 
biological resources, and cultural/tribal cultural resources that might be potentially significant. However, design and 
minimization measures, revisions in the project plans and/or mitigation measures would provide mitigation to a point 
where potential impacts are reduced to less than a significant level. All other project impacts studied were found to be 
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less than significant. The City has concluded necessary consultation with the Native American Tribes in accordance with 
Assembly Bill 52 and Senate Bill 18 with the incorporation of appropriate mitigation measures to address potential impacts 
to Tribal Cultural Resources. The Final Mitigated Negative Declaration may be viewed at the following link: 

https://www.escondido.org/Data/Sites/limedia/PDFs/Planning/HARRF/finalmnd.pdf  

Staff received a few phone calls from adjacent residents requesting additional information regarding the project and one 
call to express concerns regarding the current roadway improvements along sections of Avenida Del Diablo and gaps in 
sidewalks in certain areas. Staff received two comments from public agencies during the comment period: California 
Department of Fish and Wildlife (CDFW) requested modification to the mitigation for non-native grassland; and County 
Health Department requested appropriate measures be incorporated to reduce potential mosquito breeding habitat. The 
Final MND has been revised accordingly to address the agency comments. 

C. AVAILABILITY OF PUBLIC SERVICES 

1. Effect on Police Service -- The Police Department expressed no concern regarding their ability to serve the site. The 
site would be fenced and gated to control access. 

2. Effect on Fire Service -- The Fire Department did not express any concerns regarding their ability to serve the site. 
Appropriate on-site circulation for emergency vehicles would be provided. 

3. Traffic — The Engineering Division indicated the short term construction traffic resulting from the proposed project 
would not adversely affect level of service on nearby roadways and intersections. All nearby roadways and 
intersections would continue to operate at acceptable levels of service. The project would not generate any new 
employees. There currently are approximately 95 at the HARRF site located in the administration buildings north of 
the project area. Some of these employees would likely be assigned to use the new parking lot that would take 
access from Citracado Parkway. It is estimated that up to one-third of the existing HARRF vehicle trips (32) would be 
diverted) to the new parking lot, generating 32 inbound and 2 outbound A.M. peak hour trips, and 2 inbound and 32 
outbound P.M peak hour trips. The number of trips involved in the redistribution would be relatively small, and the 
surrounding roads and intersections affected by the change in traffic circulation patterns also would be confined to a 
relatively small area. While some traffic movements at these various HARRF facilities would experience a limited 
increase in traffic, others would experience a reduction in traffic. The Engineering Division indicated the projected 
changes in traffic patterns resulting with the proposed project would not result in significant impacts on traffic 
operations on surrounding roadways nor would it adversely affect the existing circulation system or cause a 
degradation in travel conditions in the surrounding area. 

4. Utilities — Water and sewer service to the project site would be provided by the extension of existing sewer and water 
lines from either the HARRF on the north or Citracado Parkway on the south. Connection to the existing water line in 
Citracado Parkway would require approval by the Rincon Del Diablo Municipal Water District. The Engineering 
Division and Utilities Department concluded the project would not materially degrade the level-of-service of the public 
sewer and water system. 

5. Drainage — The proposed development area does not contain any significant drainage courses. A drainage course is 
located immediately north of the project development area and Escondido Creek is located along the western 
boundary of the HARRF site. The project would not affect the alignment and profile of existing natural drainage paths 
adjacent to the site. The Engineering Department concluded the project would not materially degrade level-of-service 
of the existing or downstream drainage facilities. Appropriate storm water quality and drainage features will be 
constructed on-site to include bio-filtration areas and storm water detention basins to capture and control the release 
of water as required by the City's storm water requirements. 

C. CONFORMANCE WITH CITY POLICY 

General Plan  
The proposed project would be consistent with General Plan Implementation Program goals and policies (Maintenance 
and Operations, page X-11) by maintaining efficient and effective infrastructure to assure that basic health and safety 
needs are being met. The General Plan Parks and Recreation Facilities Section (Figure V-3, page V-5) identifies the 
subject area for a potential future neighborhood park (Avenida Del Diablo Park). Development of a 1.8-acre section of the 
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larger 15.4-acre parcel would not affect the ability for the area to be used for open space purposes. However, the 
presence of Native American resources located throughout the property may impact the ability to utilize the area for active 
recreation purposes vs. passive open space or preservation area with restricted access. 

Project Design and Neighborhood Compatibility  — The architecture, materials and exterior colors of the proposed 
Wastewater Collections Yard have been designed to reflect the more open space and rural character of the site, while 
meeting the operational needs for the facility. The three proposed prefabricated metal buildings would range in size from 
approximately 3,735 SF to 5,670 SF and would be up to 34 feet in height (top of ridgeline). The proposed buildings 
include a two-tone color scheme (tan and brown) with a darker wainscot element along the bottom of the buildings, The 
buildings include several exterior features to break up the long and taller wall planes to include metal canopies over the 
roll-up doors, windows and certain entry doors. Multiple skylights would be incorporated into the standing-seam metal 
roofs. The buildings also would be situated approximately six feet lower than Citracado Parkway with landscape 
screening along the street frontage and perimeter of the buildings to reduce views into the site and help screen the 
covered outdoor storage areas. The buildings include increased setbacks from the adjacent streets (Citracado Parkway 
and Avenida Del Diablo) and the residential property on the east to provide the appropriate separation from adjacent uses 
and to further reduce any visual and operational impacts. The existing chain-link fence would remain along the project 
frontage, but would include landscaping along the parking and behind the fence to provide appropriate screening of the 
site. Staff believes the project has been appropriately designed to mitigate any potential noise, visual or compatibility 
impacts to adjacent uses. 

Amendment the General Plan and Article 80 (Public Safety Facilities Overlay Zone)  — The subject site is located 
within the General Plan land use designation Specific Planning Area No 8 (Escondido Research and Technology Center — 
Harmony Grove). SPA8 envisions future development of business parks, medical office and industrial park uses subject 
to the approval of a Specific Plan for each project/property. The proposed Amendment to the General Plan would apply 
the Public Facilities-Overlay land-use designation to the subject parcels which would accommodate public facilities rather 
than a private industrial park development. The underlying Open Space-Park zoning designation would remain, but a 
corresponding Public Facilities Overlay zone would be applied to the subject site. The Open Space-Park zoning would 
remain in place to accommodate any future park or open spaces uses of the site, while also allowing for future needs of 
the HARRF and Public Works/Utilities Department. In order to implement the Public Facilities Overlay zoning designation, 
Article 80 (Public Safety Facilities) overlay zone of the zoning code is proposed to be amended to address the specific site 
planning and operational needs for the proposed Wastewater Collections Yard. Public projects within the PF-0 overlay 
zone would be considered through the Conditional Use Permit process rather than the Specific Plan process. 

The Public Safety Facilities Overlay Zone (Article 80) was established in 2006 to provide uniform standards and 
procedures for the development of public police department and fire department facilities throughout the City. The 
Overlay Zone may be applied in residential, commercial, industrial, open space or specific plan zoning designations 
subject to discretionary review (Conditional Use Permit). Development standards (i.e., building height, coverage, design 
and site planning, setbacks, etc.) may vary from the underlying zoning as needed to ensure that public safety facilities 
meet community needs, subject to required findings. While Public Utilities is listed as a permitted in the OS-P zone, the 
proposed Wastewater Collections Yard would not meet the setbacks requirements for the existing chain-link fencing along 
the Citracado Parkway frontage, and overall architectural design guidelines for a planned industrial park type development 
within Specific Planning Area SPA8 (ERTC). Therefore, the proposed Amendment to the Public Safety Facilities Overlay 
Zone would allow the proposed Wastewater Collections Yard to maintain the existing fencing, utilize a site design and 
building type more suited to public maintenance facility rather than a Planned Industrial Park, and allow for covered and 
uncovered outdoor storage areas. Due to the unique nature and site planning requirements for public utility, maintenance 
and operational facilities, Article 80 is proposed to be amended to include all public utility, maintenance and operations 
facilities instead of being limited to police and fire stations as follows: 

(text added is noted in bold and underlined, a deleted text in strikeout) 

ARTICLE 80. PUBLIC SAFETY FACILITIES OVERLAY ZONE 

Section. 33-1650. Purpose 
(a) General Purpose. The purpose of the public safety facilities overlay zone is to provide uniform 

standards and procedures for the development of public utility, operations, maintenance, 
police department and fire department facilities throughout the city. 
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Section 33-1651. Applicability 
The PS F PFO (public safety facilities) overlay zone may be applied upon request, subject to 
discretionary review, in any residential, commercial, industrial, open space or specific plan zoning 
designation. 

Section 33-1652. Permitted and conditional uses. 
The permitted uses and structures and the accessory uses and structures shall be as permitted in 
the underlying zone. Those properties where the city council has applied the PSF PFO overlay 
zone shall additionally allow the establishment of public utility, operations, maintenance, 
police department and/or fire department facilities subject to the issuance of a conditional use 
permit. 

Section 33-1653. Development standards. 
Standards for area, coverage, building height, sign placement and design, site planning, 
setbacks, landscaping and screening, distances between buildings, floor area ratio, open space, 
and off-street parking, landssaping—and—ssreening may vary from the underlying zoning as 
needed to ensure that public safety facilities meet community needs as recommended by the 
chief of police, of fire chief, or director of public works and subject to the approval of the planning 
commission and/or city council. All requested exceptions shall be noted in the staff report 
presented to the planning commission and consideration of the effects of such exception shall be 
given to surrounding residents and businesses. 

Section 33-1654. Required findings for approval. 
Prior to recommending approval of a conditional use permit, the planning commission shall find 
that the proposed public safety facility conforms to the following criteria: 

(a) The location of the facility is in response to the public service safety needs of the community 
and will not significantly impair the continue use and enjoyment of neighboring properties. 

(b) The design of the facility has taken into consideration the scale and architectural context of 
the neighborhood or business district in which the facility is located. Departures from 
standard zoning requirements are based upon the necessary operating characteristics of the 
facility and the efficient provisions of public safety services. 

(c) All vehicular traffic generated by the facility can be accommodated safely and without causing 
undue congestion upon adjoining streets. 

(d) That all requirements of the California Environmental Quality Act have been met. 
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SUPPLEMENT TO STAFF REPORT/DETAILS OF REQUEST 

A. PHYSICAL CHARACTERISTICS  
The approximately 1.8-acre project site (development area) is situated within the southeastern corner of a larger 15.4-acre 
parcel. The project area is located along the southeastern side of a low hill and topography is gently to moderately steep 
to gently inclined to the south and east. Onsite elevations range from approximately 645 feet towards the northern portion 
of the development area to approximately 622 feet towards the northeastern portion of the site. The site fronts onto and 
takes access from Citracado Parkway on the south. An existing paved access drive traverses the easterly portion of the 
affected parcel and provides access to the HARRF site to the north. Portions of the site are disturbed/developed. A 
limited area in the central portion of the site is presently used for surface storage of materials. Access to the site is 
controlled by an existing chain-link fence and gate along the Citracado Parkway frontage. Onsite vegetation communities 
within the proposed development area consist of disturbed habitat and eucalyptus woodland. Adjacent off-site vegetation 
communities include non-native grassland, coast live oak woodland, and southern willow riparian forest. An off-site 
drainage is present to the north/northeast and several offsite rock outcroppings are located to the northwest. 

B. SUPPLEMENTAL DETAILS OF REQUEST 

1. Property Size: 15.38 acres (1.8 acre development area) 

2. Proposed New Buildings: 14,875 SF total enclosed building area 

Building A 5,670 SF (warehouse, storage, 2,219 SF outdoor covered storage) 

Building B 3,735 SF (storage, workshop and work bays, restroom, 1,796 SF outdoor 
covered and 3,850 SF uncovered storage) 

Building C 5,470 SF (workshops, maintenance storage, maintenance clean room, 
2,629 SF outdoor covered storage) 

3. Building Height: Up to 34 (top of ridgeline). All buildings have sloping metal roofs. 

4. Colors/Materials: 

4. Fencing: 

5. Grading: 

6. Landscaping: 

Prefabricated metal buildings (light tan upper building area with darker 
brown wainscot), Standing-seam metal roofs (brown). Metal canopies over 
roll-up doors and windows (brown). Multiple skylights on roofs. Metal 
entry features over select entry doors. Large windows along southern 
building elevations (Bldgs. A and C). 

Existing 6-foot-high black-clad vinyl fencing to remain along the Citracado 
Parkway frontage. A new entry gate would be installed. Fence to be 
located along P/L with landscape planter between back of sidewalk and 
fence. The existing chain-link fencing along Avenida Del Diablo also would 
remain. 

Estimated 3,400 cubic yards (cy) of cut and 3,800 cy of fill (400 cy export). 
Proposed cut slope up to 10 feet in height along western project area and 
fill slope up to approx. 7.2 feet in height in eastern project area. The 
project area (building pads would be situated approximately 6 feet lower 
than Citracado Parkway. 

Landscaping to be installed along the Citracado Parkway frontage within 
the public right-of-way between the fence and sidewalk. Shrubs to be 
planted along the back of the fence to help screen views into the site along 
Citracado Parkway, along with street trees (Coast Live Oak). Screening 
shrubs to be planted around the southern, eastern and western of the 
buildings, along with trees to provide additional screening. 
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Side (east): 

Side (west): 
Rear (north): 

2. Building Height: 

3. Parking: 

130' - 140' to Bldgs. B and C 
105'— 115' to covered storage 
N/A 
N/A 

Approx. 34' top of ridgeline 
Approx. 24' wall/plate height 

33 total spaces (includes 2 disabled spaces) 

C. CODE COMPLIANCE ANALYSIS: 
Note: The OS-P zone does not have any defined setback requirements, but setbacks should be consistent with the yard 
requirements of the adjacent zones. The proposed Public Facilities Overlay Zone (PF-0) allows for all development 
requirements to vary as needed to support the facility, subject to approval by the Planning Commission. For 
comparison/reference purposes, the setback requirements for the Industrial Park (IP) zone also are provided. 

Proposed OS-P Requirement 
1. Setbacks: 

Front (Avenida Del Diablo) 165' Bldg C N/A (15' min. when adjacent to R-1-10 
zone, or 20' min. in IP zone) 

existing chain-link fencing to remain along 
front P/L with 0' setback 

Street Side (Citracado) 62' Bldg A, 123' Bldg. C 

existing chain-link fence to remain along 
P/L with 0' setback 

N/A (project area not immediately 
adjacent to residential property 
(10' setback in IP zone when 
adjacent to street R-O-W). 

N/A (10' min. for adjacent SFR zone) 

N/A (larger portion of city parcel to west) 
N/A (HARRF located to north) 

None (for ref. 35' in IP zone within 100' 
of residentially zone property) 

29 spaces (using general manufacturing 
for comparison type use) 
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EXHIBIT "A" 

FINDINGS OF FACT/FACTORS TO BE CONSIDERED 
PHG15-0018 

Amendment to the Zoning Code 

1. The public health, safety and welfare will not be adversely affected by the approval of the proposed amendment to 
Article 80 of the zoning code (Public Facilities Overlay Zone) because appropriate public utilities and corresponding 
operations/maintenance facilities are needed to serve all areas of the City. These facility may need to be located 
within various zoning designations and the proposed Public Facilities Overlay zone would be necessary to support the 
unique design requirements and operational characteristic in order to provide and/or support efficient and effective 
infrastructure to assure that basic health and safety needs are being met. Each facility within the proposed Public 
Facilities Overlay Zone would be subject to public review through the Conditional Use Permit process and 
environmental review in conformance with the California Environmental Quality Act (CEQA) to ensure the 
appropriateness of the proposed use on a specific site, as well as compatibility with adjacent uses. 

2. The proposed amendment to Article 80 would not be detrimental to surrounding properties because all requested 
departures from the underlying zoning requirements would be specified and made public during the Conditional Use 
Permit process. The required findings for approval specify that a facility shall not significantly impair the use and 
enjoyment of neighboring properties and shall take into consideration the scale and architectural context of the 
surrounding neighborhood. The Conditional Use Permit process ensures the property involved would be suitable for 
the uses proposed on a specific site. 

3. The proposed amendment to the Zoning Code would be consistent with the General Plan because the Escondido 
General Plan allows for single-use public facilities to be located on properties with a Public Facilities Overlay (PF-0) 
designation. The proposed Wastewater Collections Yard is a necessary component of the efficient operation of the 
City's Hale Avenue Resource Recovery Facility (HARRF) and is consistent with Quality of Life Standard 5 
(Wastewater System) to ensure the city wastewater system provides the capacity to meet the demand in accordance 
with the City's Wastewater Master Plan. The proposed project also would be consistent with General Plan 
Implementation Program goals and policies (Maintenance and Operations, page X-11) by maintaining efficient and 
effective infrastructure to assure that basic health and safety needs are being met. 

Zone Change and General Plan Amendment 

1. The public health, safety and welfare will not be adversely affected by the proposed Zone Change and General Plan 
Amendment to apply the Public Facilities Overlay Zone on the subject parcels because the underlying zoning will 
remain the same and a limited number of departures from development standards are needed to accommodate the 
facility that will serve the ongoing public utility and wastewater collection needs of the community. The proposed 
Overlay Zone land-use and zoning designation would be subject to public review through the Conditional Use Permit 
process and environmental review in conformance with the California Environmental Quality Act (CEQA) to ensure the 
appropriateness of the proposed use on a specific site, as well as compatibility with adjacent uses. 

2. The property involved is suitable for the uses permitted by the proposed zone because the site is immediately 
adjacent to the main HARRF facility on the north and the site already is used to support operations at the HARRF and 
other public works functions. Access to and through the site to the HARRF already is provided. The site will not 
require extensive grading or would have an adverse impacts to on-site sensitive resources. The proposed facility can 
be accommodated on the site without adversely affecting other properties or traffic circulation, as detailed in the staff 
report and Final Mitigated Negative Declaration. 

3. The uses permitted by the proposed zone will not be detrimental to surrounding properties because the site is 
immediately adjacent to the City's HARRF facility on the north, and relatively isolated from most nearby land uses by 
Circulation Element streets, existing topography and woodland areas. The buildings have been located with 
appropriate setbacks from adjacent property boundaries and public streets in order to provide appropriate separation 
and landscape buffers. The current Open Space-Park zoning would remain in place that currently allows for the 
development of public utilities. 
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4. The proposed zone change to apply the Public Facilities Overlay Zone on the subject parcels is consistent with the 
underlying Open Space-Park zoning and SPA8 designation of the General Plan because the proposed project would 
establish a public utility maintenance facility in support of the adjacent HARRF, subject to the issuance of a 
Conditional Use Permit. The adjacent HARRF facility already has a Public Facilities Overlay General Plan land-use 
designation. The project site and adjacent HARRF facility is deemed essential for the provision of essential 
community services. 

5. The proposed zone change will not conflict with any specific plans because there are no specific plans adopted for the 
subject site. The existing General Plan land-use designation of SPA8 would still remain for the subject parcels with a 
proposed Public Facilities Overlay zone and land-use designation. 

Conditional Use Permit 

1. The Planning Commission believes that granting this Conditional Use Permit for the proposed Wastewater Collection 
Yard is based on sound principles of land use and would not create a nuisance, cause deterioration of bordering land 
uses or create special problems for the area in which it is located because the proposed facility would be situated in a 
disturbed area on the larger 15.4-acre parcel. The proposed development area is in close proximity to the existing 
main HARRF facility on the north and appropriate access is provided between both facilities. The proposed three 
metal buildings would be situated on a large 15-acre parcel and have been designed with appropriate architectural 
features and located to address any potential visual and compatibility impacts to surrounding uses, with appropriate 
setbacks from adjacent streets and residential properties. The majority of the wastewater collection operations will be 
housed inside of the buildings that have been designed to fit into a more rural/open space setting, and also will 
provide appropriate noise attenuation. The proposed buildings have been located with appropriate setbacks from 
adjacent property boundaries and public streets in order to provide appropriate separation and landscape buffers. 
The site will not require extensive grading or would have an adverse impacts to on-site sensitive resources. The 
proposed facility can be accommodated on the site without adversely affecting other properties or traffic circulation, as 
detailed in the staff report and Final Mitigated Negative Declaration. The proposed buildings have been designed and 
oriented to reduce potential compatibility and noise impacts to any adjacent sensitive receptors (residential uses). A 
sufficient number of on-site parking spaces are provided to serve the facility. 

2. All of the requirements of the California Environmental Quality Act (CEQA) have been met because the findings of the 
environmental analysis (as demonstrated in Final Mitigated Negative Declaration ENV15-0008) are that the Initial 
Study identified impacts related to biological resources, and cultural and tribal cultural resources that may be 
potentially significant. However, design and minimization measures, revisions in the project plans and/or mitigation 
measures would provide mitigation to a point where potential impacts are reduced to less than a significant level. All 
other project impacts studied were found to be less than significant. The City also has complied with the provisions of 
Assembly Bill 52 and Senate Bill 18 regarding consultation with the Native American Tribes and appropriate mitigation 
measures have been included to address potential impacts to tribal cultural resources. 

3. This project is in response to services required by the community because the facility is a component of the efficient 
operation of the City's Hale Avenue Resource Recovery Facility (HARRF) and is consistent with Quality of Life 
Standard 5 (Wastewater System) to ensure the city wastewater system provides the capacity to meet the demand in 
accordance with the City's Wastewater Master Plan. The proposed project also would be consistent with General 
Plan Implementation Program goals and policies (Maintenance and Operations, page X-11) by maintaining efficient 
and effective infrastructure to assure that basic health and safety needs are being met. 

4. The proposed project will not conflict with any specific plans because there are no specific plans adopted for the 
subject site. The existing General Plan land-use designation of SPA8 would still remain for the subject parcels with a 
proposed Public Facilities Overlay zone and land-use designation. The project has been considered in relationship to 
its effect on the community any neighborhood plan, and would not result in any significant operational or compatibility 
impacts with the surrounding neighborhood, as detailed in the above findings, staff report and environmental 
documents prepared for the project. 
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EXHIBIT "B" 

CONDITIONS OF APPROVAL 
Wastewater Collections Yard 

PHG15-0018 

General 

1. All construction shall comply with all applicable requirements of the Escondido Zoning Code and 
requirements of the Planning Division, Engineering Division, Building Division, and Fire Department. 

2 All uses, capacity, hours of operation and outdoor activities shall be substantially consistent with the Details 
of Request and conditions of approval contained within this report. 

3. Colors, materials and design of the project shall conform to the exhibits and references in the staff report, 
to the satisfaction of the Director of Community Development. 

4. All exterior lighting shall conform to the requirements of Article 35, Outdoor Lighting (Ordinance No. 86-75). 
Any outdoor lighting adjacent to residential uses shall provide appropriate shielding to prevent light from 
adversely affecting the adjacent properties. This shall be demonstrated on the building plans. 

5. All project generated noise shall conform to the City's Noise Ordinance (Ordinance 90-08). 

6. No signage is approved as part of this permit. All proposed signage associated with the project must 
comply with the City of Escondido Sign Ordinance. 

7. All new utilities shall be placed underground, to the satisfaction of the City Engineer and Director of Public 
Works. 

8. Any new rooftop equipment must be fully screened from all public view utilizing materials and colors which 
match the building(s). 

9. As proposed, 33 on-site parking spaces shall be provided for this project. The minimum width for parking 
area drive aisles and back up space shall be 24 feet. This shall be demonstrated on the final grading and 
building plans. 

10. This CUP shall become null and void unless utilized within 36 months of the effective date of approval, 
unless an extension of time is approved in accordance with Article 61, Division 1 of the Zoning Code. 

11. The City of Escondido hereby notifies the applicant that State Law (SB 1535) effective January 1, 2007, 
requires certain projects to pay fees for purposes of funding the California Department of Fish and Game. 
If the project is found to have a significant impact to wildlife resources and/or sensitive habitat, in 
accordance with State law, the applicant should remit to the City of Escondido Planning Division, within two 
(2) working days of the effective date of this approval ("the effective date" being the end of the appeal 
period, if applicable) a certified check payable to the "County Clerk," in the amount of $2,260.25 for a 
project with a Negative Declaration, which includes an additional authorized County administrative handling 
fee of $50.00 ($2,210.25 + $50). Failure to remit the required fees in full within the specified time noted 
above will result in County notification to the State that a fee was required but not paid, and could result in 
State imposed penalties and recovery under the provisions of the Revenue and Taxation code. In addition, 
Section 21089(b) of the Public Resources Code, and Section 711.4(c) of the Fish and Game Code provide 
that no project shall be operative, vested, or final until all the required filing fees are paid. If the fee 
increase after the date of this approval, the applicant shall be responsible for the increase. 
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12. The project shall be in compliance with all of the following mitigation measures: 

B10-1: Prior to commencement of grading/construction activities, the City shall demonstrate that purchase of 
credits at an approved offsite mitigation bank at a ratio of 0.5:1 (0.15 acre total) to offset Project 
impacts to 0.31 acre of onsite non-native grassland has been achieved, in order to ensure the long-
term management of such resources in perpetuity. 

B10-2: Within seven days prior to commencement of grading/construction activities, a qualified biologist shall 
perform a preconstruction survey within 500 feet from the proposed work limits. 

B10-3: If active avian nest(s) are discovered within or 500 feet from the work limits, a buffer shall be 
delineated around the active nest(s) measuring 300 feet for passerines and 500 feet for raptors. A 
qualified biologist shall monitor the nest(s) weekly after commencement of grading/construction to 
ensure that nesting behavior is not adversely affected by such activities. 

810-4: If the qualified biologist determines that nesting behavior is adversely affected by grading/construction 
activities, then a noise mitigation program shall be implemented in consultation with CDFW, to allow 
such activities to proceed. Once the young have fledged and left the nest(s), then 
grading/construction activities may proceed within 300 feet (500 feet for raptor species) of the fledged 
nest(s). 

B10-5: Raptor nests are protected under California Fish and Game Code Section 3503.5 (California Law 
2011) which makes it unlawful to take, possess, or destroy any birds in the orders Falconiformes or 
Strigiformes; or to take, possess, or destroy the nests or eggs of any such birds. Consultation with 
CDFW shall be required prior to the removal of any raptor nest(s) observed during the 
preconstruction clearance surveys. 

B10-6: Temporary indirect impacts to coast live oak woodland (0.01 acre) may result from the trimming of 
several limbs (if necessary) to accommodate the proposed structures. Prior to any onsite vegetation 
clearing during Project construction, permanent protective fencing and "Keep Out" signage shall be 
installed at a distance of 50 feet from the canopy edge of potentially affected coast live oak woodland 
to avoid temporary indirect impacts to the root zones (e.g., soil compaction). The trimming of any 
onsite coast live oak trees shall be performed under the supervision of a certified arborist. 

(The fencing, signage and tree trimming requirement shall be included with appropriate notes/details on 
the grading plans). 

CUL-1: Prior to vegetation clearance, grubbing and grading, a qualified professional archaeologist shall 
conduct a pedestrian inventory survey to determine the horizontal extent of Site P-37-008280/CA-
SD1-8280 within the Project's APE. The archaeologist shall subsequently conduct a subsurface 
testing program to determine the presence (and integrity) or absence of in situ buried archaeological 
deposits. The results and an evaluation of eligibility shall be reported in a separate document. 

CUL-2: Implement Mitigation Measures CUL-5 to CUL-14 for the discovery, treatment, and/or recordation of 
unknown cultural deposits, or potential cultural deposits, encountered during Project ground-
disturbing activities and consistent with the Guidelines for Monitors/Consultants of Native American 
Cultural, Religious, and Burial Sites established by the Native American Heritage Commission 
(NAHC). 

CUL-3: Implement Mitigation Measures CUL-5 to CUL-14 for the discovery, treatment, and/or recordation of 
unknown cultural deposits, or potential cultural deposits, encountered during Project ground-
disturbing activities and consistent with the Guidelines for Monitors/Consultants of Native American 
Cultural, Religious, and Burial Sites established by the Native American Heritage Commission. 
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CUL-4: Implement Mitigation Measures CUL-5 to CUL-14 for the discovery, treatment, and/or recordation of 
unknown cultural deposits, or potential cultural deposits, encountered during Project ground-
disturbing activities and consistent with the Guidelines for Monitors/Consultants of Native American 
Cultural, Religious, and Burial Sites established by the Native American Heritage Commission. 

CUL-5: The City of Escondido Planning Division ("City") recommends the applicant enter into a Tribal Cultural 
Resource Treatment and Monitoring Agreement (also known as a pre-excavation 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 the 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-6: 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.CUL-7: 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-8: 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-9: 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-10: 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 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-11: 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 
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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-12: 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 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-13: 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. 

CUL-14: 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 shall include 
California Department of Parks and Recreation Primary and Archaeological Site Forms for any newly 
discovered resources. 

Landscaping 

1. Five copies of a detailed landscape and irrigation plan(s) shall be submitted to the Engineering Division 
prior to issuance of Grading or Building permits. The required landscape and irrigation plan(s) shall comply 
with the provisions, requirements and standards in the City's Landscape Standards as well as the State 
Model Water Efficient Landscape Ordinance. The plans shall be prepared by, or under the supervision of a 
licensed landscape architect. 
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2. Any existing trees to remain and any trees to be removed shall be identified on the landscape and grading 
plans, to the satisfaction of the Planning Division. Specimen sized trees (min. 24" box) shall be used to 
replace any mature trees to be removed. 

3. Appropriate landscape shall be installed along Citracado Parkway along the back side of the chain-link 
fence to provide effective screening into the property from Citracado Parkway. Appropriate landscaping 
shall be installed within the parkway area between the existing chain-link fence and back of sidewalk. The 
final landscape design shall maintain the appropriate sight distance at the driveway, to the satisfaction of 
the Engineering Division. Street trees shall be installed along the Citracado Parkway project frontage, but 
may be installed behind the existing chain-link fence, to the satisfaction of the Planning Division. The 
outdoor storage areas shall include appropriate screening, to the satisfaction of the Planning Division. 

4. All landscaping shall be permanently maintained in a flourishing manner. All irrigation shall be maintained 
in fully operational condition. 

5. Prior to occupancy of future buildings, all required landscape improvements shall be installed and all 
vegetation growing in an established, flourishing manner. The required landscaped areas shall be free of 
all foreign matter, weeds and plant material not approved as part of the landscape plan. 
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