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January 27, 2015 

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

B. FLAG SALUTE 

C. ROLL CALL: 

D. MINUTES: 01/13/15 

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. ANNEXATION; TENTATIVE SUBDIVISION MAP; PRELIMINARY, MASTER AND PRECISE 
DEVELOPMENT PLAN; PRE-ZONE; GRADING EXEMPTIONS; SPECIFIC ALIGNMENT PLAN AND 
FINAL ENVIRONMENTAL IMPACT REPORT — SUB 13-0002, PHG 13-0017; ENV 13-0006:  

REQUEST: The proposed "Oak Creek" project includes a Tentative Subdivision Map for 65 single-family 
residential lots on a 37.59-acre property in conjunction with an annexation of the development site and 
three additional parcels from the County of San Diego to the City of Escondido. The proposed project 
would prezone the residential development site to Planned Development — Residential 1.75 (1.75 
dwelling units/acre) while the remaining annexation area on the eastern side of Miller Avenue would be 
prezoned RE-20 (Residential Estates — 20,000 SF minimum lot size). A Preliminary, Master and Precise 
Development Plan has been included for the development site to implement residential lot clustering, 
establish development standards, and provide architectural and landscape design. Proposed residential 
lot sizes range from approximately 10,000 SF to 22,500 SF with the average residential lot size being 
12,585 SF. Approximately 13.93 acres of open space would be provided to preserve sensitive habitat in 
existing creek and pond areas and off-set the reduction in residential lot sizes as required by the 
Escondido General Plan. Access to the proposed development would be provided via a gated, private 
street extending from Felicita Road near the southern boundary of the project site across from Felicita 
Park. Additional emergency access to Hamilton Lane would be provided from the ends of two cul-de-
sacs within the project. Proposed grading would include slightly elevating a portion of the site to ensure 
all of the proposed home sites are above the 100-year flood inundation area as well as the construction of 
several bioretention/detention basins to manage the flow of storm water exiting the site. Two Grading 
Exemptions are requested for a 2:1 cut slope up to 35 feet high and a 2:1 fill slope up to 17 feet high. 
The project also proposes a Specific Alignment Plan for both Felicita Road and Hamilton Lane which 
would establish modified pavement widths and improvements for both of these streets in conjunction with 
a traffic calming plan for the portion of Felicita Road that generally extends from Hamilton Lane south to 
Clarence Lane. The proposal also includes certifying the Final Environmental Impact Report prepared for 
the project. 



Planning Commission Agenda 
January 27, 2015 

Page 3 

PROPERTY SIZE AND LOCATION: The approximately 43.73-acre project area is located within the 
unincorporated area of San Diego County and is contiguous to the City's boundary at the intersection of 
Felicita Road and Hamilton Lane. The proposed residential development site within the project area 
(37.59-acres) is generally bounded on the north by Hamilton Lane, the west and south by Felicita Road, 
and the east by Miller Avenue. The remainder of the proposed annexation area is located on the eastern 
side of Miller Avenue and both sides of Hamilton Lane and includes two vacant parcels not proposed for 
development and the Chalice Unitarian Universalist Congregation property (2324 Miller Avenue). 

ENVIRONMENTAL STATUS: The Draft Environmental Impact Report (City Log No. ENV 13-0006) was 
issued for a 45-day public review on August 15, 2014. Responses to comments received on the Draft 
EIR have been incorporated into the Final EIR. Mitigation measures required under CEQA were 
developed to reduce the potential for adverse impacts with respect to air quality, biological resources, 
cultural resources, geology and soils, hazards and hazardous materials, hydrology and water quality, and 
noise. 

APPLICANT: New Urban West 

STAFF RECOMMENDATION: Approval 

COMMISSION ACTION: 

PROJECTED COUNCIL HEARING DATE: 

2. CONDITIONAL USE PERMIT— PHG 14-0021:  

REQUEST: The proposed project involves a Conditional Use Permit (CUP) for a phased master 
development plan for Escondido United Reformed Church to include the construction of a new two-story 
approximately 12,243 SF sanctuary building to accommodate up to 578 fixed seats on the main floor and 
202 fixed seats on the upper story mezzanine/balcony with up to 170 non-fixed seating for a maximum 
capacity of up to 950 seats; reconfigure the existing parking lot; convert the existing 5,320 SF sanctuary 
building into a multi-purpose social hall with an new attached 578 SF kitchen/prep building; demolish the 
existing social hall building and construct a new 5,250 SF two-story building to accommodate a nursery, 
multi-purpose room, bathrooms and classrooms for Sunday school and other associated activities; and 
construct an enclosed 1,835 SF central Atrium/Narthex between the buildings. The final phase would 
include a new two-story freestanding Multi-Purpose Building. This would require a future modification to 
the CUP. The proposal also includes the adoption of the environmental determination (Negative 
Declaration ENV 14-0011) prepared for the project. 

PROPERTY LOCATION: Generally is located on the southeastern corner of North Broadway and Vista 
Avenue in the City of Escondido, County of San Diego, addressed as 1864 N. Broadway 
(APN 227-010-61). 

ENVIRONMENTAL STATUS: A Negative Declaration (City File No. ENV 14-0011) was prepared and 
issued for the proposed project for public review on December 4, 2014. A Negative Declaration is 
prepared when the project would not have a significant impact to the environment because there is no 
substantial evidence in the record to indicate project related impacts are potentially significant. 
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APPLICANT: Escondido United Reformed Church 

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. 

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 

January 13,2015 

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

Commissioners present: Jeffery Weber, Chairman; Bob McQuead, Vice-
chairman; Ed Hale, Commissioner; Gregory Johns, Commissioner; James Spann, 
Commissioner; and Guy Winton, Commissioner. 

Commissioners absent: One position vacant. 

Staff present: Bill Martin, Deputy Planning Director; Owen Tunnel!, Principal 
Engineer; Rozanne Cherry, Principal Planner; Loretta McKinney, Director of the 
Library and Community Services; Jay Paul, Associate Planner; Gary McCarthy, 
Deputy City Attorney; and Ty Paulson, Minutes Clerk. 

MINUTES: 

Moved by Commissioner Winton, seconded by Chairman Weber, to approve the 
minutes of the December 9, 2014, meeting with amendments from Commissioner 
Johns. Motion carried unanimously. (6-0) 

WRITTEN COMMUNICATIONS — None. 

FUTURE NEIGHBORHOOD MEETINGS — None. 

ORAL COMMUNICATIONS — None. 

PUBLIC HEARINGS: 

1. GRAPE DAY PARK MASTER PLAN AND PLAYGROUND DESIGN — 
PHG 13-0029: 

REQUEST: Provide comments regarding the proposed Master Plan for future 
improvements of Grape Day Park. The Master Plan includes adding a 
playground, splash pads, pedestrian paths, plazas, picnic shelters, an exercise 
course, half-court basketball, a stage and a new restroom building. Also 



proposed are a Class I bike lane connecting to the Escondido Creek Bike Trail, 
traffic calming landscaped street medians, and an option to relocate the aquatic 
facility to an area in the parking lot off of Woodward Avenue with a stronger 
connection to the park. Grape Day Park with the historic structures along 
Heritage Walk is a significant historic resource and is designated as a Local 
Landmark. 

LOCATION: Approximately 23 acres encompassing Grape Day Park and the 
adjacent parking lot located west of N. Broadway and east of N. Escondido Blvd., 
between W. Valley Parkway and Woodward Avenue. (APN: 229-352-12; 
229-372-20 and 229-381-15). 

Rozanne Cherry, Principal Planner, noted that the subject item was a daft master 
plan for future improvements to Grape Day Park. Staff requested comments on 
the draft plan master plan and land use aspects, which would be forwarded on to 
City Council. 

Loretta McKinney, Director of the Library and Community Services, provided the 
background history for this item and noted that in response to the City Council 
Action Plan for Neighborhood Improvements, $100,000 had been allocated for the 
Grape Day Park Master Plan and $120,000 for new play equipment in Grape Day 
Park. She noted that RHA Landscape Architects-Planners, Incorporated were 
selected to prepare the master plan and design and manage the construction of the 
Grape Day Park playground equipment. She indicated that to date a committee 
comprised of various City departments and other Grape Day Park related 
organizations had been formed to assist with the project, three community meetings 
had been held, and social media venues had been developed to receive input. 
Additionally, staff and the consultant had received input from the Appearance 
Committee, Historic Preservation Commission, and Community Service 
Commission. She noted that the City Council would be hearing this item on 
February 4, 2015. She then introduced Doug Grove from RHA Landscape 
Architects to the Commission. 

Doug Grove, RHA Landscape Architects, provided an overview of the Grape 
Day Park Master Plan and requested input. 

Vice-chairman McQuead requested input regarding the plan for the existing Pepper 
Trees along Broadway. Mr. Grove noted that the plan was to replace the existing 
Pepper Trees with a different tree of similar scale due to the existing trees having 
potential maintenance and rot issues, and the need to create better visibility for the 
public and police, and have a cleaner appearance along the street 
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Vice-chairman McQuead expressed his enthusiasm with the acknowledgement of 
Lime Street Elementary School in the plan. He also noted that the length of the 
James Stone Pool originally was specifically designed to be less than the standard 
competition length. He questioned what the concept was for the City's storage area 
on the west side of City Hall with regard to creating a better connection between the 
Maple Street Plaza and Grape Day Park. Mr. Grove noted that not too much detail 
was spent on this due to the hotel concept still being on the table. 

Vice-chairman McQuead questioned whether any discussions had occurred 
regarding creating a connection along Broadway from the Grand Avenue 
commercial core to the park. Mr. Grove replied in the negative. Vice-chairman 
McQuead felt a priority of the plan should be to create connections from Grand 
Avenue to the park along Broadway and Maple Street to enhance the ties between 
the Park/Civic Center and the commercial activity downtown. He also noted that he 
liked the conceptual design. 

Commissioner Winton and Mr. Grove discussed the operations of the splash pads. 

Commissioner Winton asked Mr. Grove if he was aware of how long the large 
Eucalyptus tree would last. Mr. Grove replied in the negative and noted that an 
arborist would have a better idea about this. He also noted that this was one of the 
biggest points of discussions during the community meetings. 

Commissioner Winton suggested that a section of the flat simulated train rails and 
ties proposed along the edge of the walkway be three-dimensional railroad tracks, if 
this would not create a hazard. He asked if the plan impacted the Bandy 
Blacksmith shop. Mr. Grove replied in the negative and further noted that the 
access to the shop would be enhanced. Commissioner Winton suggested 
enhancing the Blacksmith shop further. He and Mr. Grove discussed the surface 
materials for the splash pads. Commissioner Winton expressed his concern with 
the dangers associated with the surface of splash pads creating slipping hazards. 
He also agreed with Vice-chairman McQuead that it was important to create 
stronger ties from the downtown core to the park. 

Commissioner Spann suggested reducing the number of splash pads, feeling it 
would be detrimental to the patrons of the park and be a constant maintenance 
issue. He suggested creating more access points from the downtown core to the 
park, and bringing the trees on Broadway and the median all the way to Grand 
Avenue. He also noted that he was opposed to creating a community garden in the 
park. 

Commissioner Johns referenced the community outreach section of the report and 
asked how many individuals participated in the community outreach. Ms. 
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McKinney and Mr. Grove noted that three workshops were held with a combined 
total of approximately 80 to 85 community members. Additionally, approximately 10 
individuals had provide input on Facebook. Commissioner Johns felt this was a low 
number for input. Ms. McKinney and Mr. Grove noted that this was typical for this 
type of project. 

Commissioner Johns and Ms. McKinney discussed the genesis for the master plan. 

Commissioner Hale suggested using the Maple Street Plaza as the primer for 
access to the park. He also suggested creating more connections from the 
downtown core to the park and prioritizing these in early improvement projects. He 
questioned whether bicycle racks were include in the plan. Mr. Grove replied in the 
affirmative and noted that they were included in the detailed plans. 

Commissioner Hale stated he was impressed with the plan. 

Chairman Weber felt the linkage between the Maple Street Plaza and the park 
needed to be prioritized. He suggested utilizing connections along North 
Escondido Boulevard and Broadway for bringing people to the park. He suggested 
redeveloping the Parkview District, feeling it was the best option for creating high 
density residential in the downtown. He recommended softening the curves in the 
walkways, noting the tendency of people was to walk in straighter lines. He 
recommended looking at materials that would soften the hardscape due to the hot 
temperatures in the summer months, especially in front of the train depot. He 
expressed concern with having too many splash pads. He also was in favor of 
rehabilitating the existing pool area and making it competition length. 

Commissioner Winton questioned whether there was a nighttime aspect that tied 
the park into Grand Avenue. Mr. Grove noted that the intent was to provide lighting 
and security cameras in the park. Commissioner Winton suggested that the lighting 
not be too intense for the park, that it have more of a pedestrian scale, and include 
elements identified in the Maple Street Plaza Pedestrian Corridor Plan. Mr. Grove 
noted that this was the intent. 

Commissioner Winton questioned whether naming rights were a part of the 
proposal. Mr. Grove noted that this was an option that would help offset costs. 
Commissioner Winton expressed his concern with opening the park to any potential 
business names that might be inappropriate for the park. Ms. McKinney noted that 
the City had naming policies in place that would protect against inappropriate 
names. 

Chairman Weber and Mr. Grove discussed the proposed drainage plan for the 
project. 
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2. MODIFICATION TO A CONDITIONAL USE PERMIT — PHG 14-0028:  

REQUEST: A Modification to a Conditional Use Permit for an approximately 468 
SF expansion to an existing auto repair building located on a commercial site 
within the South Escondido Boulevard Neighborhood Plan. The subject site 
currently is occupied with a used car dealership, auto repair shop and an 
automobile smog shop. The proposal also includes adoption of the 
environmental determination for the project. 

LOCATION: An approximately 0.32-acre parcel generally located on the 
northwestern corner of South Escondido Boulevard and Sixth Avenue, addressed 
as 557 S. Escondido Boulevard (APN 233-231-09). 

Jay Paul, Associate Planner, referenced the staff report and noted staff felt the 
small addition to the existing auto repair building is appropriate because the 
approved building is not large enough in depth to efficiently work on and store 
vehicles. The site currently is designed and used for automotive service and 
repair, and the proposed modification to the auto repair building would not 
significantly alter the current use or character of the site. Sufficient on-site 
parking is available to support each use. 

Vice-chairman McQuead questioned whether patrons getting their vehicles smog 
checked had to back onto Escondido Boulevard. Mr. Paul replied in the 
affirmative and noted that this was a pre-existing condition. He also stated that 
the only way to address this was to modify the building. 

Vice-chairman McQuead stated that he was uncomfortable with allowing vehicles 
to back out on to the street. 

Chairman Weber asked if the site had access from the alleyway. Mr. Paul 
replied in the affirmative but noted that it was locked at the current time. 

Chairman Weber asked if the interior height of the subject building would allow 
for a car lift. Mr. Paul suggested the applicant respond to this. 

Chairman Weber asked if the measurements on the drawings had been 
confirmed, noting when he was at the site they appeared less than indicated on 
the plan, which would make it difficult to move vehicles around the site. Mr. Paul 
replied in the negative. 

Commissioner Winton asked if the applicant was a new owner since the 2005 
CUP approval. Mr. Paul replied in the affirmative. 
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Commissioner Hale asked if anything could be included in the CUP to prohibit 
the use of parking vehicles in the public right of way. Mr. Martin noted that it 
would be difficult to restrict parking on a public street, noting that from staff's 
perspective, staff wanted to ensure there was adequate parking for all three 
businesses on site. 

Hassam Salama, Escondido, noted that he had operated the smog business at 
the subject site since 2005. He stated that according to his original contract no 
other automotive businesses could operate on the subject property without his 
permission. He felt the property was too small for three businesses, noting that 
the site did not have adequate parking or handicap parking. He also stated that 
he had received complaints from neighbors about noise, odors, and parking for 
the former mechanic shop, noting he has never received a complaint about his 
operations. Mr. Salama noted that the distance between his building and the 
subject building was smaller than outlined on the drawing. He noted that some of 
the ceiling supports had been removed from the subject building in order to lift 
vehicles. He also noted that the foundation for the subject building had been 
extended without proper authority. 

Vice-chairman McQuead asked Mr. Salama which company he owned. 
Mr. Salama stated he owned the Smog Check Station. 

Vice-chairman McQuead asked Mr. Salama if there was any way to drive through 
his building so as not to back out onto Escondido Boulevard. Mr. Salama replied 
in the negative, noting this would take a modification to the actual property. He 
also noted that they had not had any issues with backing out onto the road in the 
years he had been operating there. 

Commissioner Winton asked Mr. Salama how long his lease was. Mr. Salama 
replied 20 years. 

Commissioner Johns asked if the existing structure was a code violation. 
Mr. Paul replied in the affirmative. Commissioner Johns asked if the existing 
structure would need to be torn down if the new addition was not constructed. 
Mr. Paul replied that the unpermitted addition to the structure would have to be 
removed regardless. 

Vice-chairman McQuead felt structurally the subject plan would not work for the 
proposed auto repair use. He stated that he would be voting in opposition of 
staff's recommendation due to the property having code violations as well as the 
subject structure needing extensive work. He then referenced Page 11, Item 3, 
feeling this finding could not be met as well as feeling the use would have 
negative impacts on the neighborhood. 
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Commissioner Spann felt the subject use was too intense for the property and 
was inappropriate for the subject site. 

Commissioner Winton expressed his concern that the proposed improvements 
as part of the original 2005 CUP were never performed. He expressed his 
concern with the building being in disrepair and the property needing to be 
brought into conformance with the Zoning Code. He also felt the proposed use 
would be too intense for the site. 

Commissioner Hale felt the finding of facts could not be made for the subject use, 
noting his concern for negative impacts on the neighborhood. 

ACTION: 

Moved by Vice-chairman McQuead, seconded by Commissioner Winton, to deny 
Conditional Use Permit PHG 14-0028. Motion carried unanimously. (6-0) 

3. CONDITIONAL USE PERMIT — PHG 14-0024: 

REQUEST: A Conditional Use Permit (CUP) to allow Verizon Wireless to install 
a 10-kilowatt diesel backup generator in conjunction with a new wireless 
communications facility at a site occupied by Escondido Lumber Company. The 
facility will consist of a 50-foot faux palm tree installed in an area adjacent to the 
lumberyard's parking lot, and next to an existing live palm. Twelve panel 
antennas and one microwave dish antenna will be mounted on the faux tree. 
The facility will also include a masonry shelter to house the generator and other 
equipment. Generator use will occur only during power outages and 
maintenance/testing. The proposal also includes the adoption of the 
environmental determination prepared for the project. 

LOCATION: The subject property is 2.75 acres and is located at 310 South 
Quince Street (APN 233-121-02) 

Bill Martin, Deputy Planning Director, referenced the staff report and noted staff 
issues were whether the design and location of the proposed facility was 
appropriate for the site and consistent with the Wireless Facility Guidelines, 
whether the proposal is consistent with the Zoning Code standards for standby 
generators, and whether the proposal is consistent with Federal Communications 
Commission (FCC) limits for radiofrequency emissions. Staff recommended 
approval based on the following: 1) The proposed 10 kW emergency generator 
would not create any adverse visual, noise, or air quality impacts because it 
would be located within a new masonry block equipment enclosure that would 
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provide appropriate sound attenuation and screening. The generator is intended 
for emergency use and is expected to be used only during power outages and for 
intermittent maintenance and testing. Per San Diego Air Pollution Control District 
regulations and Section 33-1122 of the City of Escondido Zoning Code, non-
emergency generator use is limited to 52 hours per year to minimize impacts to 
air quality. Section 33-1122 further limits generator maintenance and testing to 
the hours of 7:00 a.m. to 5:00 p.m. to minimize noise impacts to surrounding 
properties. The applicant has indicated that maintenance and testing activities 
would conform to these restrictions; 2) The proposed project would be consistent 
with the various design and location guidelines contained within the 
Communication Antennas Ordinance and Wireless Service Facilities Guidelines 
in the Zoning Code. The Ordinance encourages the use of commercial, 
industrial, and public right-of-way sites for wireless facilities. The project site is 
part of the Mercado District in the Downtown Specific Plan Area, and is currently 
used for commercial purposes (a lumberyard). While a few properties in the 
general vicinity are occupied by legal non-conforming residential uses (at the 
northeast corner of 3 rd  Avenue and Quince Street, and on 5 th  Avenue between 
Quince Street and Pine Street), most properties in the area are occupied by 
commercial or industrial uses. The Ordinance also encourages stealth 
technology that would be in context with the surrounding environment. The 
proposed antennas and microwave dish would be mounted on a pole designed to 
resemble a palm tree, and this faux palm would be located adjacent to an 
existing live palm. The backup generator and other equipment would be housed 
in a masonry enclosure designed to provide appropriate screening and noise 
attenuation. Planning staff conducted design review for the project on 
September 4, 2014, and all recommendations made during that review have 
been incorporated into the project design; and 3) Staff felt the proposed facility 
would not result in potential health hazards to people in the area because the 
Radio Frequency (RF) study prepared for the project indicates the facility would 
be within maximum permissible exposure (MPE) limits for radio frequency 
emissions, as defined by the Federal Communications Commission (FCC). 

Chairman Weber and Mr. Martin discussed the proposed coverage area for the 
subject equipment. 

Chris Harrison, M&M Telecom, Carlsbad, representing Verizon, noted that 
they had submitted coverage maps with the application. He then provided a map 
outlining the proposed coverage area. 

ACTION: 

Moved by Chairman Weber, seconded by Commissioner Spann, to approve staffs 
recommendation. Motion carried unanimously. (6-0) 
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ORAL COMMUNICATIONS: None. 

PLANNING COMMISSIONERS: 

Commissioner Spann asked staff if they were aware of the unscreened cellular 
tower in Kit Carson Park. Mr. Paul stated that this was a temporary lease 
agreement with Verizon to ensure adequate holiday season coverage at Westfield 
North County and that the temporary facility would be removed when the recently 
approved facility at the Lomas del Lago Shopping Center was constructed. 

ADJOURNMENT: 

Chairman Weber adjourned the meeting at 8:49 p.m. The next meeting was 
scheduled for January 27, 2015, 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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SUB 13-0002, PHG 13-0017, ENV 13-0006 
January 27, 2014 

ZONING: Existing County: 

Proposed City Pre-Zone: 

RR (Rural Residential — 15,000 SF minimum lot size) for area 
west of Miller Avenue, and A-70 (Limited Agriculture) for area 
east of Miller Avenue. 
PD-R 1.75 (Planned Development — Residential, 1.75 dwelling 
units per acre) for proposed development area west of Miller 
Avenue; and RE-20 (Residential Estates, 20,000 SF minimum lot 
size) for remainder of annexation area east of Miller Avenue. 

BACKGROUND/SUMMARY OF ISSUES: The 41.4-acre project site is located within the unincorporated area of the 
County, immediately south of the City of Escondido within the City's adopted Sphere of Influence. The project site and the 
2.34-acre Chalice Unitarian Universalist Congregation property would be annexed to the City as part of the project. The 
main portion of the project site consists of an irregularly shaped property generally bounded on the north by Hamilton 
Lane, the west and south by Felicita Road, and the east by Miller Avenue. A small "panhandle" to the property is located 
adjacent to the northeast corner of the main project site. The panhandle includes vacant land along either side of 
Hamilton Lane east of Miller Avenue and west of 1-15. 

The proposed development site is a portion of a larger 63-acre site that was once proposed for annexation and 
development by Standard Pacific (Tract 812) starting back in 1999. A Planning Commission hearing was scheduled for 
that proposal in August of 2000, but the project was withdrawn at the applicant's request prior to the hearing and there 
were no public hearings associated with the Standard Pacific proposal. A portion of the former Standard Pacific site on 
the eastern side of Miller Avenue was later subdivided into residential lots under the County's jurisdiction, while the 
proposed development site on the western side of Miller Avenue remained as farmland or undeveloped. 

New Urban West, Inc. is in the process of acquiring the project site and first approached the City approximately two years 
ago to discuss the possibility of annexing the site for the purpose of developing a planned residential community. In April 
of 2013, the City Council initiated the annexation proposal for further study; and a formal application for the annexation 
and development proposal was filed by New Urban West the following month. Prior to submitting the application, New 
Urban West began their own public outreach program in the neighborhood, and contracted with consultants to prepare the 
various environmental technical studies necessary to analyze the proposal. Planning staff coordinated with LAFCO early 
in the process to determine whether there were additional property owners in the area that were interested in annexing 
into the City. The Chalice Unitarian Universalist Congregation (2324 Miller Avenue) was the only other property owner 
interested in annexing as part of the applicant's proposal. 

On April 22, 2014, staff issued a Notice of Preparation for the Oak Creek Environmental Impact Report (EIR). A total of 
136 letters and emails were received by staff from agencies, organizations and individuals interested in the proposed 
development and the scope of the environmental analysis. A Draft EIR was issued for a 45-day public review period on 
August 15, 2014. The large volume of comments received during the Draft EIR public review period resulted in over 350 
pages of responses to those comments being incorporated into the Final EIR for the proposal. Three public meetings 
have been held to discuss the Oak Creek project with area residents including a neighborhood meeting held on January 
23, 2014, the EIR Notice of Preparation scoping meeting on May 19, 2014, and a public meeting held in the City Council 
Chambers on September 22, 2014 during the public review period for the Draft EIR. Separate notices were mailed or 
emailed prior to the meetings and all three meetings were well attended by area residents. 

The Oak Creek Project EIR evaluated a development proposal that includes the construction of 65 single-family detached 
residences on the approximately 41.4-acre project site. Six of the proposed residential lots were located in the 
"panhandle" portion of site on the eastern side of Miller Avenue resulting in an overall residential density of 1.61 du/ac. As 
required by CEQA, the EIR includes several "Project Alternatives" (Chapter 7) that would feasibly attain most of the 
project objectives but would avoid or lessen any significant environmental impacts. The proposed Tentative Map reflects 
the applicant's decision to develop one of the alternatives evaluated in the project EIR. The proposed residential 
development project is identified as the "Reduced Residential Footprint Alternative" in the Oak Creek Project Final 
Environmental Impact Report (Pg. 7-27). This alternative would develop the project, as proposed, except it would 
eliminate the six units located east of Miller Avenue along Hamilton Lane and develop all 65 units in the area bounded by 
Hamilton Lane, Felicita Road, and Miller Avenue resulting in an overall residential density of 1.75 du/ac. Although no 
residences are proposed on the two remainder lots located east of Miller Avenue, these lots would be included in the 
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annexation to the City of Escondido and would be prezoned Residential Estate - 20 (RE-20). The proposed Tentative 
Map and planned development has been designed to reflect the applicant's selection of the "Reduced Residential 
Footprint Alternative" identified in the Final EIR. 

Staff feels that the issues are as follow: 

1. Appropriateness of proposed annexation and prezones. 

2. Appropriateness of the proposed residential clustering design for the planned development and the single point of 
residential access into the development. 

3. Whether the introduction of additional impervious surfaces in the area would increase the potential for downstream 
flooding on Felicita Creek. 

4. Whether future residents in the proposed development would be exposed to groundwater or soil vapor contamination 
associated with the nearby Chatham Brothers Barrel Yard site. 

5. Whether the proposed tree restoration program adequately compensates for the removal of mature trees on the site. 

6. Appropriateness of the proposed Grading Exemptions. 

REASONS FOR STAFF RECOMMENDATION: 

1. The applicant first approached the City approximately two years ago with a planned development proposal that was 
consistent with both the County and City General Plan designations for the site. Annexation is required because the 
development proposal requires sewer service and the City does not extend sewer service outside of its boundary. The 
Escondido General Plan designation for the proposed annexation area is Estate II, which allows up to two dwelling 
units per acre. The project area on the western side of Miller Avenue where a clustered, planned residential 
development is proposed would be prezoned PD-R 1.75 (Planned Development — Residential 1.75 dwelling units per 
acre) to reflect the density of the proposed development. The remainder of the annexation area on the eastern side of 
Miller Avenue consisting of two vacant parcels of land and the Chalice Unitarian Universalist Congregation property 
would be prezoned RE-20 (Residential Estates — 20,000 SF minimum lot size), which is a standard residential zone 
consistent with the Estate II designation for both minimum lot size and density. The zoning established by the 
prezones would become effective upon approval and recordation of the proposed annexation. Staff feels both of the 
proposed prezones are appropriate and consistent with the Estate II designation of the General Plan 

2. The clustering design for the proposed development would not increase the overall density of the site, but would allow 
for reduced lot sizes, larger open space lots, and preservation of the on-site drainage courses and biological 
resources. While some area residents have expressed opposition to the proposal for a single private street access 
extending into the project site from Felicita Road, the applicant's proposal meets public safety needs by providing 
emergency access to Hamilton Lane at the end of two on-site cul-de-sacs. In addition, the Traffic Impact Analysis 
prepared for the development indicates the proposed development with a single point of primary access would not 
result in a significant impact to Felicita Road or any other roadway segments or intersections. 

3. Detailed calculations have been identified throughout the Drainage Study and Water Quality Technical Report 
prepared for the project resulting in the implementation of five on-site detention basins and the selection of a maximum 
50% impervious factor for the proposed residential pad areas to maintain the peak flow rates at or below existing 
conditions. Mitigation Measure Hydro-2 and conditions of approval have been crafted to manage the impervious 
factor. By using on-site detention to reduce peak flow rates discharging from the project to equal or less than pre-
project conditions, and by maintaining existing drainage patterns through the site, the project would not result in 
adverse impacts to downstream drainage facilities and/or properties. 

3 
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The project includes a Specific Alignment Plan (Appendix A of the Oak Creek Final EIR) for Felicita Road and 
Hamilton Lane because the proposed improvement of these streets does not conform to the City of Escondido 
General Plan and Mobility and Infrastructure's requirements for Collector Streets and Local Collectors. Felicita Road 
is designated a Collector north of Hamilton Lane and a Local Collector south of Hamilton Lane in the Circulation Plan, 
and Hamilton Lane is a Local Collector. Both existing streets would require significant widening to conform to the 
requirements. Widening the roadways would result in the removal or relocation of numerous existing public and 
private improvements on both Felicita Road and Hamilton Lane. The widening also would create additional biological 
impacts along Felicita Road, conflict with project goals for Felicita Road, and not offer any significant benefits or 
improvements for conveying traffic. The Specific Alignment Plan proposes improvements to Felicita Road and 
Hamilton Lane consistent with the City of Escondido's General Mobility Plan goal of creating "Complete Streets," 
emphasizing the accessibility of all road users, including pedestrians and bicyclists. The existing edge of pavement 
would be maintained on the western side of Felicita Road while a minimal amount of widening to accommodate 
bicycle lanes and a sidewalk would occur on the project (eastern) side of the street. 

The project would include half-street roadway improvements along Miller Avenue and Hamilton Lane frontage. 
Improvements to Hamilton Lane would include widening the right-of-way to approximately 62 feet, which would 
include widening the roadway to a maximum width of approximately 38 feet. Improvements to Miller Avenue would 
include widening the right-of-way to a maximum of 60 feet, with one section being 50 feet, including widening the 
roadway to a maximum width of 40 feet. The overall right-of-way for Felicita Road north of Park Drive is 66 feet wide 
with a pavement width of approximately 36 feet. With implementation of the project, the paved roadway area would 
be widened to up to 38 feet with striped bicycle lanes and a five-foot-wide, concrete sidewalk adjacent to the project 
site. Thirteen street lights would be installed along the east side of Felicita Road adjacent to the project site. 
Sidewalks also are proposed on the south side of Hamilton Avenue and the west side of Miller Avenue as part of 
roadway improvements to these road segments. 

Felicita Road also is proposed to be improved with roadway traffic calming features. These measures would include 
the construction of a roundabout at the intersection of Felicita Road and Park Drive to channelize traffic flow and slow 
speeds along Felicita Road; traffic calming signage and markings to reduce vehicular speeds; 5-foot-wide bike lanes 
with a buffer (2 feet wide) for northbound and southbound bicycle traffic, which will create driver awareness of 
bicyclists and reduce vehicular speeds along Felicita Road; and the installation of lower speed limit signs, if 
warranted. Portions of the proposed Felicita Road improvements are located north and south of the project site 
property line within the County of San Diego, including some traffic calming signage and markings. 

4. Utilities — Project utilities construction would include the extension of gas and electric transmission facilities, sewer and 
water pipelines, and communications facilities. Existing San Diego Gas and Electric (SDG&E) overhead electrical lines 
extend in an east-west direction across the southern portion of the site between Felicita Road and Miller Avenue. 
These electrical lines would be removed as part of the project, and underground utility lines would be installed along all 
project frontage streets. 

The City of Escondido Utilities Department would provide sewer service to the proposed development. As a separate 
and independent project, the City has decided to eliminate Lift Stations 6, 9 and 11 in part by extending new 8-inch and 
12-inch-diameter gravity sewer lines in Felicita Road and Via Rancho Parkway. Effluent from the proposed 
development would gravity flow to a connection point with the new pipeline near the southernmost portion of the project 
site. Flows would then continue south in the new pipeline down Felicita Road to the new pipeline in Via Rancho 
Parkway and on to Lift Station 1 located near the intersection of Via Rancho Parkway and 1-15. Eliminating the three 
lift stations and constructing new gravity lines would be accomplished as part of the City's 2030 Capital Improvement 
Program (CIP) and are not within the scope of the proposed development. Potential environmental impacts and 
mitigation for the CIP project are currently being analyzed as part of a separate environmental document. 

The entire project site and proposed reorganization area are presently located within the authorized service area of 
Rincon Del Diablo Municipal Water District; therefore, Rincon Water would provide water service to the project site. A 
12-inch-diameter water line would be constructed in Hamilton Lane east of Felicita Road. The water pipelines serving 
the proposed development would connect to the 8-inch water line in Felicita Road at the south end of the project site. 
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Improvements to the existing potable water pipelines would be determined as part of the final design following approval 
of the project. A hydraulic analysis of water lines would be conducted as part of final engineering for the project. In 
addition, as an alternate water supply, the proposed development may obtain water from the City of Escondido Utilities 
Department. However, this is not considered likely unless Rincon stops issuing water connections due to the 
implementation of additional drought response measures. The water supply improvements described above would be 
the same for either water supply agency. 

5. Drainage — Portions of the project site lie within the 100-year flood zone as designated on current flood insurance rate 
maps. A Conditional Letter of Map Revision (CLOMR) shall be issued by the Federal Emergency Management 
Agency (FEMA) before grading plans for the project can be approved. 

The project would be designed so that runoff from the residential lots would drain to the private streets within the 
subdivision. The project site would be graded to generally maintain drainage patterns toward the western and 
southern boundaries. On-site drainage improvements would include a storm drain system and flood 
attenuation/bioretention basins to safely convey runoff, clean urban runoff, provide hydromodification management, 
and to mitigate increases in peak stormwater flow rates discharging from the Project. 

On-site bioretention facilities would be constructed to treat runoff for water quality and retain it to provide 
hydromodification management. These bioretention areas would be dispersed throughout the site, adjacent to the 
drainage management area that they are designed to treat. Sizing for these basins assumes 50 percent impervious 
surfaces for each pad area. Each basin would attenuate flows and then discharge to the two existing drainages. 
Additional drainage improvements would include upsizing a pipeline crossing in Hamilton Lane between Felicita Road 
and Miller Avenue; upsizing a pipeline at the downstream end of the site at Felicita Road; and constructing a berm 
adjacent to Felicita Road to contain stormwater, thereby allowing runoff to pass through the Felicita Road pipeline and 
alleviating current flooding conditions on that road. The project is conditioned to provide a final drainage study, which 
will determine the extent of drainage facilities necessary to control runoff. 

C. ENVIRONMENTAL STATUS 

A Draft Environmental Impact Report (City Log No. ENV 13-0006) was issued for a 45-day public review on August 15, 
2014. Responses to comments received on the Draft EIR have been incorporated into the Final EIR. Mitigation 
measures required under CEQA were developed to reduce the potential for adverse impacts with respect to air quality, 
biological resources, cultural resources, geology and soils, hazards and hazardous materials, hydrology and water 
quality, and noise. 

Sections of the Draft EIR have been clarified or expanded in the Final EIR, but no new significant impacts have been 
identified, no impacts increased in severity, and no new alternatives have been identified. Several new mitigation 
measures have been provided for clarity in the document to address previously identified impacts, but would not 
constitute "significant new information" as described in CEQA Section 15088.5. As such, the Draft EIR document was 
not fundamentally or basically inadequate in nature and the conclusions do not require reevaluation or recirculation. 
Staff feels the Final EIR adequately addresses all project-related issues. The Oak Creek Project Final EIR can be 
viewed at the City of Escondido Planning Division, the Escondido Public Library, and is available in the Planning 
Division section of the City's website at the following link: 

htto://www.escondido.org/Data/Sites/1/media/pdfs/Planning/oakcreek/Volumell-Navigation  Index.pdf 

D. CONFORMANCE WITH CITY POLICY/ANALYSIS  

General Plan  

The County General Plan designates the property as "Village Residential (VR-2.9)". This designation allows 2.9 dwelling 
units per gross acre. Since Village Residential densities are not calculated based on a site's topographic conditions, the 
maximum yield based on the County General Plan would be 122 dwelling units. Actual attainment of this density would 
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be predicated on the availability of sewer service which currently is not available to properties within this area of the 
County's jurisdiction. 

The Escondido General Plan has adopted a lower density land use designation for the site. The Estate II designation 
allows up to 2 dwelling units per acre with the maximum development yield of a property calculated according to 
topography/slope categories. Based on the variable slope provisions of the Estate II land use designation contained in 
the City's General Plan, up to 74 dwelling units/lots would be allowed on the project site. The proposed project density of 
1.75 du/acre is consistent with the Estate 11 designation. The project will be required to conform to the provisions of the 
Citywide Facilities Plan through the payment of fees to ensure that the Quality of Life Standards will continue to be met. 

Appropriateness of Proposed Annexation and Prezones 

Consistent with Escondido General Plan Annexation Policy 16.1, the City does not actively seek out annexation 
opportunities, except for land owned by the City. In this case, the applicant first approached the City with an annexation 
and development proposal approximately two years ago. The 41.4-acre project site is located within the unincorporated 
area of the County immediately south of the City of Escondido within the City's adopted Sphere of Influence. The project 
site shares a nominal common boundary with the City and would connect to the existing city limits at the northwestern 
corner of the site at the intersection of Felicita Road and Hamilton Lane. The project site and the Chalice Unitarian 
Universalist Congregation property would be annexed to the City as part of the project. A small neighborhood north of the 
project site with homes on Hamilton Lane and Monticello Drive would remain within the County's jurisdiction with a map 
connection to other County properties on the eastern side of 1-15, thus avoiding the creation of a "County Island" following 
completion of the annexation process. 

Annexation would not be required to construct a residential development on the project site. The County has designated 
the site as Village Residential 2.9, which would allow up to 122 homes to be constructed on the site under the County's 
jurisdiction. However, this density is not nearly achievable under current conditions because the County does not provide 
sewer service in this area, and the City does not extend sewer service outside of its boundary to serve County 
developments. Therefore, annexation is required to provide sewer service to the project site. 

The Escondido General Plan designation for the proposed annexation area is Estate II, which allows up to two dwelling 
units per acre. The minimum lot size for Estate II is 20,000 square feet, unless the development is clustered in 
accordance with the cluster provisions contained in the General Plan. Clustering is only permitted in conjunction with a 
specific plan or planned development proposal for a site and requires the zoning to be changed to SP or PD-R 
accordingly. The project area on the western side of Miller Avenue where a clustered, planned residential development is 
proposed would be prezoned PD-R 1.75 (Planned Development — Residential 1.75 dwelling units per acre) to reflect the 
density of the proposed development. The remainder of the annexation area on the eastern side of Miller Avenue 
consisting of two vacant parcels of land and the Chalice Unitarian Universalist Congregation property would be prezoned 
RE-20 (Residential Estates — 20,000 SF minimum lot size), which is a standard residential zone consistent with the Estate 
11 designation for both minimum lot size and density. The zoning established by the prezones would become effective 
upon approval and recordation of the proposed annexation. Staff feels both of the proposed prezones are appropriate 
and consistent with the Estate!! designation of the General Plan. 

Appropriateness of the Residential Clustering Design for the Planned Development and the Single Point of Resident 
Access into the Development 

As described in the Escondido General Plan Land Use and Community Form Element, "Residential Lot Clustering 
(clustering) is a useful development tool for protecting sensitive resources, avoiding hazardous areas, and/or preserving 
the natural appearance of hillsides. Clustering involves assessing the natural characteristics of a site and grouping the 
buildings or lots through an on-site transfer of density rather than distributing them evenly throughout the project as in a 
conventional subdivision. Not only do cluster developments help preserve open space, they also tend to minimize the 
visual impacts associated with development, reduce the cost of building and maintaining public roads, and decrease 
grading in environmentally sensitive areas." 
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The proposed development utilizes residential lot clustering. The clustering design for the proposed development would 
not increase the overall density of the site, but would allow for reduced lot sizes, larger open space lots, and preservation 
of the on-site drainage courses and biological resources. As stated in the Escondido General Plan, "The maximum 
development yield (that is, the number of dwelling units) that can be built as part of a clustered development project shall 
be derived by applying the maximum permissible density in each applicable residential land use category, subject to 
applicable slope density categories and adjusted for natural floodways as prescribed in the General Plan policies." The 
proposed 65 residential units are less than the City's maximum permitted General Plan yield of 74 dwelling units. 

The minimum lot size for Estate ll is 20,000 square feet, unless the proposed development is clustered in accordance with 
the cluster provision contained in the General Plan. The minimum lot size standard for single-family clustered 
development within the Estate II land use designation is 10,000 square feet. The Project has been designed in 
accordance with the Estate II residential land use designated for the project area by the General Plan and with the 
clustering provisions resulting in residential lot sizes ranging from approximately 10,000 to 22,500 square feet. Although 
clustering permits a reduction in lot sizes, Residential Clustering Policy 5.9 provides that, "In no event shall the reduction 
of lot sizes for clustered projects exceed the open space areas within the development." The proposed development 
complies with this policy as the reduction of lot sizes of 519,228 square feet is less than the 606,660 square feet of open 
space within the development. 

Approximately half of the residential lots adjacent to the proposed development site range from 10,000 to 20,000 square 
feet in size. Most of these residential lots are located to the north, southeast, south, and west of the project site. Larger-
lot estate homes (40,000+ square feet) front on Las Colinas Drive, Miller Avenue, and Twilight View Terrace to the east of 
the project site. Existing residential development in the area includes a mixture of single- and two-story homes. Two-
story homes are predominantly concentrated east of Miller Avenue; however, there are scattered two-story residences 
along and to the west of Felicita Road. The applicant is proposing four distinct models for the 65 homes proposed in the 
development. Up to 100 percent of the homes could be two stories based on the inclusion of an optional second-story 
element for the otherwise single-story Plan 1 model. The predominance of two-story homes is somewhat offset by the 
site being lower in elevation as compared to the surrounding neighborhood. While the proposed development would have 
more two-story homes than the surrounding neighborhoods, in most cases the homes would be visually screened due to 
existing and proposed trees, both along the project site perimeter and within the project. The proposed development 
would implement enhanced architectural features to ensure high quality residential development consistent with 
surrounding residential homes. A combination of walls and fencing would generally separate residences from surrounding 
development to provide privacy, consistent with existing homes adjacent to the site. Staff feels the proposed planned 
development and residential clustering would be compatible with the community character of the existing surrounding 
neighborhoods. 

The proposed development has been designed with a single private street access extending into the project site from 
Felicita Road in the southwestern portion of the project site. This new private street would be located approximately 400 
feet south of Park Drive and approximately 800 feet north of the Felicita Road/Miller Avenue intersection. Residents in the 
area have consistently expressed concerned with this method of access feeling it places an inordinate amount of vehicle 
trips on Felicita Road when additional street access to Hamilton Lane or Miller Avenue could relieve added congestion on 
Felicita Road. The applicant has steadily resisted providing other access points feeling the enhanced project landscaping 
and vehicular gates at the project entrance would establish a project theme and identity creating a sense of neighborhood 
for all residents of the new development. While staff would likely support additional private street access points if 
proposed in appropriate locations, the applicant's proposal meets public safety needs by providing emergency access to 
Hamilton Lane at the end of two on-site cul-de-sacs. In addition, the Traffic Impact Analysis prepared for the development 
indicates the proposed development with a single point of primary access would not result in a significant impact to 
Felicita Road or any other roadway segments or intersections under the Existing + Project, Future (Year 2018), or Long-
term (Year 2035) scenarios. 

Whether the Introduction of Additional Impervious Surfaces in the Area would Increase the Potential for Downstream 
Flooding on Felicita Creek 

Existing drainage conditions on the proposed development site rely on sheet flows to two drainages running north-south 
through the property. The westerly drainage crosses under Hamilton Lane via a 5-foot by 5-foot concrete culvert, and the 

27 



easterly drainage crosses Hamilton Lane via a 72-inch diameter culvert. Additional runoff from a lined ditch on the east 
side of Miller Avenue discharges to the site at its eastern boundary. The two drainages confluence within the boundaries 
of the project and then confluence with the runoff from the east before leaving the site through the 60-inch diameter 
culvert crossing to the southwest, under Felicita Road. All runoff drains to Felicita Creek, then Hodges Reservoir to the 
south. 

The proposed development site would be graded to generally maintain drainage patterns toward the western and 
southern boundaries. On-site drainage improvements would include a storm drain system and flood 
attenuation/bioretention basins to safely convey runoff, clean urban runoff, provide hydromodification management, and to 
mitigate increases in peak stormwater flow rates discharging from the project. Sizing for these basins assumes 50 
percent impervious surfaces for each pad area. Each basin would attenuate flows and then discharge to the two existing 
drainages. Proposed drainage improvements would include upsizing the easterly pipeline crossing in Hamilton Lane; 
upsizing the pipeline at the downstream end of the site at Felicita Road; and constructing a berm adjacent to Felicita Road 
to contain stormwater, thereby allowing runoff to pass through the Felicita Road pipeline and alleviating current flooding 
conditions on that road. 

The Water Quality Technical Report prepared for the proposed development utilized the San Diego County Hydrology 
Manual for the hydrologic calculations for the project. Based on the anticipated amount of impervious surface in the 
development and the number and size of detention basins proposed as part of the development project, the post-
development condition of the project site would decrease overall runoff from 757 cubic feet per second (cfs) experienced 
in existing conditions, to an anticipated 755 cfs in developed conditions, a decrease of approximately 2 cfs. Furthermore, 
the proposed improvements to the culvert crossing at Felicita Road (described above) would reduce the amount of 
overtopping flow and increase the amount conveyed through the culvert crossing; however, there would be no net change 
to flow reaching the downstream properties since it would all commingle within Felicita Park upstream of Via Rancho 
Parkway. By using on-site detention to reduce peak flow rates discharging from the Project to equal or less than pre-
Project conditions, and by maintaining existing drainage patterns through the site, the Project would not result in adverse 
impacts to downstream drainage facilities and/or properties. 

Detailed calculations have been identified throughout the Drainage Study and Water Quality Technical Report resulting in 
the selection of a maximum 50% impervious factor for the proposed residential pad areas to maintain the peak flow rates 
described above. As is standard and part of final engineering, prior to issuance of grading and building permits, it shall be 
confirmed that the amount of imperviousness remains equal to or less than 50% on average, per lot. The sizing for the 
onsite bioretention/detention basins have been calculated based on 50% impervious surface for each lot, and 100% 
imperviousness for streets and fire access. The actual impervious area on each lot has been calculated to be 
approximately 34% average, which includes the building, driveway, and sidewalk. After all the impervious area proposed 
by the builder is accounted for, there is still 2,053-square feet available to the homeowner to install additional impervious 
hardscape, which is 16% of the lot, providing a total pad imperviousness of 50%. Mitigation measure Hydro-2 requires 
the builder to provide a disclosure to all homebuyers informing purchasers of this limitation. Additional project conditions 
will include a requirement that the CC&Rs for the project include a prohibition on any future homeowner installations of 
impervious area that exceed the maximum allowance. Prior to issuance of grading or building permits for improvements 
by a future homeowner, the landscape or architectural consultant to the HOA shall provide an area calculation of all 
impervious surfaces (excluding water surface area in pools) that have been installed on the property since the initial 
purchase date from the builder plus the additional impervious area proposed by the homeowner. This calculation will be 
reviewed by the Planning Division with the plans at the time of permit application to ensure consistency with the mitigation 
measure and the project conditions of approval. 

Whether Future Residents in the Proposed Development would be Exposed to Groundwater or Soil Vapor Contamination  
Associated with the Nearby Chatham Brothers Barrel Yard Site  

The Phase I Environmental Site Assessment (ENVIRON 2012) included a database review of surrounding properties that 
may result in contamination at the project site and identified the Chatham Brothers Barrel Yard site as a nearby source of 
contamination potentially affecting groundwater beneath the project. The yard is located approximately 0.3 mile northwest 
of the project site and up-gradient with respect to groundwater flow. The yard was historically used for waste oil and 
solvent recycling. As a result, groundwater beneath the barrel yard site and vicinity is known to be contaminated with 
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trichloroethylene (TCE), which is a VOC. Remedial actions are underway at the Chatham Brothers Barrel Yard site under 
the oversight of the State of California Department of Toxic Substances Control (DTSC). 

To evaluate potential risks posed by any chlorinated VOC concentrations in soil vapor arising from the underlying 
contaminant plume in groundwater (currently measured as present between 17 and 26 feet below ground surface) 
originating at the Chatham Barrel Yard Site, a Phase 11 Environmental Site Assessment (Gannett Fleming) was completed 
in 2013. The investigation consisted of soil and soil vapor sampling and analysis, as recommended by the Phase I 
Environmental Site Assessment (Final EIR Appendix H). The methodology of the investigation is detailed in the Phase II 
Environmental Site Assessment (Appendix 1-1 and 1-2 in Final EIR). The results of the recent Phase 11 Environmental Site 
Assessment indicate that no VOCs were present in soil vapor at levels above applicable regulatory thresholds (California 
Human Health Screening Levels, or "CHHSLs"). However, low but elevated concentrations of arsenic were detected in fill 
soils at the project site, and a small pocket of petroleum hydrocarbon-impacted soil was discovered. Mitigation measures 
Haz-3 and Haz-4 would provide remediation for the on-site arsenic and petroleum hydrocarbon-impacted soil. 

To further assess groundwater contamination associated with the Chatham Brothers Barrel Yard, a Site Assessment 
Report, Soil Vapor and Groundwater Results (Tetra Tech, Inc. 2014) was prepared (Final EIR Appendix 1-5), as was a 
Site Assessment Report, Soil Results (Tetra Tech ;  Inc. 2014; Final EIR Appendix 1-6). The Soil Vapor and Groundwater 
Results report summarizes the results of groundwater and soil vapor investigation activities conducted at the project site 
from August through October 2014. The Soil Results report summarizes the results of soil investigation activities 
conducted on the project site from August through October 2014. 

The potential environmental and human health risks posed by the Chatham Brothers Barrel Yard relate to (1) hazardous 
substances in groundwater, including VOCs such as tetrachloroethylene (or PCE) and trichloroethylene (or TCE), and (2) 
volatilization of hazardous substances from the groundwater into soil vapor migrating upward. Both of these categories of 
risks have been adequately investigated and analyzed by the applicant under the oversight of the California Department 
of Toxic Substances Control (DTSC). In September 2014, Tetra Tech, Inc., performed groundwater sampling at the 
project site to evaluate potential risks associated with the groundwater. The results of the groundwater sampling from 
seven sampling sites were "non-detect" (i.e., below the certified laboratory's method detection limits) for VOCs at six of 
the seven sampling locations throughout the project site. With respect to the one sampling site where VOCs were 
detected (sampling site TtGW-4 north of the duck pond near Felicita Road), the detected levels were 1.7 micrograms per 
liter for PCE and 1.8 micrograms per liter for TCE. Both levels are well below the applicable regulatory cleanup standard 
(the USEPA's Maximum Contaminant Levels) of 5.0 micrograms per liter for both constituents. In addition, sampling site 
TtGW-4 is not within an area of the project site where residential construction would occur. Four groundwater monitoring 
wells currently are on the project site. The results of groundwater monitoring at the wells — since 2008 — have been "non-
detect" for VOCs. 

With respect to soil vapor, Gannett Fleming, Inc., and Tetra Tech, Inc. have performed three rounds of soil vapor sampling 
under DTSC oversight at 26 locations at depths varying from 5 feet below ground surface to 15 feet below ground surface. 
The extent of sampling has complied with the DTSC's requirements for characterizing the extent of impacts to soil vapor, 
and the results show that contaminant levels in soil vapor are below DTSC-approved screening levels for residential use. 
USEPA Regional Screening Levels (as modified by DTSC) combine human health toxicity values with standard exposure 
factors to estimate chemical concentrations that are considered to be health protective of human exposures over a lifetime 
through direct-contact exposure pathways (e.g., via inhalation and/or ingestion of and/or dermal contact with impacted 
soil). VOCs were detected at levels above Regional Screening Levels at a single on-site location outside of the 
development footprint (soil vapor sample location TtSV-1; located near TtGW-4). Neither groundwater nor soil vapor on 
the project site are impacted at levels exceeding applicable human health-protective regulatory standards, with one 
exception regarding soil vapor — at a location outside the development footprint. Nevertheless, DTSC has indicated that 
groundwater extraction will be prohibited at the project site. To ensure that groundwater will not be used in the proposed 
development for any purpose, the applicant will record a deed restriction on the title for the project site that will prohibit the 
use or extraction of groundwater beneath the project site for any purpose. In addition, a prohibition on the use of 
groundwater from beneath the project site will be included in the CC&Rs and included as a condition of approval. 
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pad areas level with the private street that provides access for the affected lots. The cut slope will be lower than and not 
visible from Miller Avenue. Residences placed in front of the slope will limit most views of the slope to the residents on 
the affected lots. Landscaping installed on the slope would assist in softening any potential distant views from elevated 
residences on the western side of Felicita Road. Grading Exemption No. 2 is a proposed 2:1 combination cut/fill slope up 
to 17 feet in height between Lot 3 and Lot "C" where the Grading Ordinance permits a 10-foot-high fill slope. This 
exemption results from the creation of a detention basin on Lot "C" adjacent to Lot 3, placing part of the slope below street 
level. This slope is considered an exemption only because of its location within 50 feet of an exterior property line. An 
off-site residence located adjacent to the proposed slope is oriented in a perpendicular manner to the slope with a pad 
level at about the mid-point of the slope. Views of this slope will primarily be from motorists on Felicita Road and the 
project entry street. As with all graded slopes in the proposed development, landscaping will enhance views of the area. 
Staff feels the proposed exemptions would be appropriate given the screening that will occur, combined with limited view 
opportunities from off-site residences. 
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SUPPLEMENT TO STAFF REPORT/DETAILS OF REQUEST 

A. PHYSICAL CHARACTERISTICS 

The proposed project site is located in the unincorporated area of San Diego County immediately south of Escondido and 
within the City's Sphere of Influence. The project site and the 2.34-acre Chalice Unitarian Universalist Congregation 
property would be annexed to the City as part of the project. The project site currently contains a residential unit, 
agricultural uses (limited fields and support structures), open space, and a seasonal pond in the southwest corner of the 
site. Two drainages flow southerly through the project site and converge near the pond; a lined ditch also converges with 
the drainages. The site is generally surrounded by residential development to the north, west, and southeast, and by 
Felicita County Park to the southwest. 

The site is relatively flat and gently sloping to the southwest. Elevations on the property range from approximately 620 
MSL near the Northeastern boundary to 576 MSL near the Southwestern boundary. The site is underlain by 
undocumented fill, alluvium, colluvium and granitic bedrock. The project site supports 13 vegetation communities: 
southern cottonwood-willow riparian forest, freshwater marsh, emergent wetland (disturbed), coast live oak woodland, 
southern coast live oak riparian forest, Diegan coastal sage scrub, non-native grassland, eucalyptus woodland, non-native 
vegetation, intensive agriculture, extensive agriculture, disturbed habitat, and developed. 

B. SUPPLEMENTAL DETAILS OF REQUEST 

1. Property Size: 

Annexation Area: 43.73 acres (includes development site, two "Not a Part" parcels, and 
2.34-acre church property). 

Residential Project Area: 37.59 acres (gross) 

Lots 1-65: 18.78 acres 
Internal Private Streets: 3.91 acres 
Public Street Dedications: 0.98 acre 
Open Space: 13.92 acres 

TOTAL: 37.59 acres 

2.  Number of Lots: 

Residential Lots: 
Open Space Lots: 
Private Street Lots: 

70 

65 
4 
1 

TOTAL: 70 

3.  Project Density: 1.75 dwelling units per acre 

4.  Residential Lot Size: 

Minimum: 10,000 SF 
Maximum: 22,500 SF 
Average: 12,585 SF 

5.  Proposed Unit Mix: Plan 1 is a one-story unit. Plans 1X, 2, 3 and 4 are two-story units. The 
proposed development may include all two-story homes. Unit mix may 
be modified subject to approval of the Director of Community 
Development. 
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11. Landscaping: 

Grading Exemption No. 2 is a proposed 2:1 combination cut/fill slope up 
to 17 feet in height between Lot 3 and Lot "C" where the Grading 
Ordinance permits a 10-foot-high fill slope. 

The proposed development would enhance and retain public pedestrian 
access to the seasonal duck pond area. The Hamilton Lane and Miller 
Avenue street frontages would use a meandering sidewalk interlaced 
with a tree palette of oak, sycamore, toyon and western redbud trees. 
Under plantings of rustic shrub masses would demonstrate a variety of 
color and texture. Project slopes would be planted with low water use 
trees and spreading type shrubs, which would be mulched to prevent 
erosion and provide a barrier for weed abatement. The main entry would 
be designed with mature accent and theme trees combined with shrub 
groupings to create a rustic/rural composition. Additional entry softening 
would be accomplished through a landscaped median leading up from 
Felicita Road to the main entry structure and gate elements. Sidewalks 
within the subdivision would be provided along one side of the private 
streets. Internal tree design for street frontages would use as many as 
two or three different tree species in groups. These plantings would 
include oaks, willows, sycamore, and koelreuterias (medium-sized 
deciduous trees with small, yellow flowers) as main elements in varying 
intervals. Homeowners would be required by the CC&Rs to landscape 
their properties within six months following purchase. The builder has a 
typical front yard plan that may be offered as an option to purchasers. 

C. CODE COMPLIANCE ANALYSIS 

Proposed Master Plan RE-20 Standard  

1. Setbacks: 

Front: 

Side: 
Street Side: 
Rear: 

2. Lot Width: 

3. Building Height: 

4. Lot Coverage: 

5. Floor Area Ratio: 

6. Sig nage: 

15 feet for residence 
20 feet for fronting garage 
5 feet one side/10 feet other 
10 feet 
20 feet 

80 feet min. 

35 feet max. 

45% max. 

0.55 max 

Under separate permit and 
per Sign Ord. standards 

25 feet 

10 feet 
10 feet 
20 feet 

100 feet 

35 feet max. 

30% max. 

0.5 max. 
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EXHIBIT "A" 

FINDINGS OF FACT/FACTORS TO BE CONSIDERED 
SUB 13-0002, PHG 13-0017, ENV 13-0006 

Tentative Subdivision Map 

1. The proposed tentative map with a density of 1.75 du/ acre (proposed 65 dwelling units) is consistent with the 
applicable General Plan land use designation of Estate II, 2.0 du/ac, maximum yield of 74 units based on site-
specific slope conditions. 

2. The site is physically suited for this type of development, which will be pre-zoned to be Planned Development and 
the proposed project would be consistent with the development standards of the Residential Development policies 
and goals in the General Plan. 

3. The design of the tentative map and proposed improvements are not likely to cause substantial environmental 
damage or injury to fish, wildlife, or their habitat and approximately 13.93 acres will be permanently preserved as 
biological open space. 

4. The design of the tentative map and the type of improvements are not likely to cause serious public health 
problems since city water and sewer facilities exist in the area or will be provided to the site, and the project 
proposes street improvements and traffic calming features. 

5. The design of the subdivision map and the type of improvements will not conflict with existing easements of 
record, or easements established through court judgments or acquired by the population at large, for access 
through, or use of, property within the proposed subdivision map. Otherwise, the project design reflects all 
existing easements. 

6. The requirements of the California Environmental Quality Act have been met since it was found that the project 
will not have a significant effect on the environment that cannot be mitigated to a less than significant impact, as 
demonstrated in the Oak Creek Project Final Environmental Impact Report. 

7. All permits and approvals applicable to the proposed map pursuant to the Escondido Zoning Code will be 
obtained prior to recordation of the map. 

Annexation:  

1. The proposal conforms to the annexation policies established in the Escondido General Plan Land Use and 
Community Form Element that are intended to guide development to meet present and future needs, achieve a 
vibrant community, and enhance the character of Escondido. 

2. The property to be annexed is in the Escondido Sphere of Influence area and the property owners desire to annex 
into the city. 

3. The reorganization includes annexation to the City of Escondido and detachment from County Service Area No. 
135 (Regional Communications). The site will also be excluded from the Rincon Municipal Water District - 
Improvement District "E" for fire services and the two remainder lots within the panhandle will be included within 
the Rincon Del Diablo Municipal Water District- Improvement District "I" for water service. The actions involving 
the improvement districts are subject to approval by Rincon Water. 

4. The City of Escondido already provides fire and emergency response to the proposed annexation territory. The 
City would provide sewer service rather than private septic systems. The City of Escondido Police Department, 
which already patrols the general area and works cooperatively with the Sheriff, would assume responsibility for 



SUB 13-0002, PHG 13-0017, ENV 13-0006 
January 27, 2014 

law enforcement. Annexation would allow the City to increase their road maintenance responsibility. The 
annexation would not introduce new service providers to the area or become a departure from the existing pattern 
of service delivery in this portion of Escondido. 

Prezone:  

1. The project site is proposed to be pre-zoned to Planned Development - Residential 1.75 (PD-R 1.75) and the 
Chalice Unitarian Universalist Congregation Property is proposed to be pre-zoned to Residential Estates- 20,000 
square foot minimum lot size (RE-20), both of which are consistent with the Escondido General Plan designation 
of Estate II (up to 2 dwelling units per acre) and would allow for project development. The Planned Development 
is conditioned on the approval and recordation of the proposed annexation. 

2. The public health, safety and welfare will not be adversely affected by the proposed change because the zoning 
will be consistent with the existing Estate II General Plan designation on the subject properties and the primary 
use of the Chalice Unitarian Universalist Congregation property will remain unchanged. 

3. The properties involved are suitable for the uses permitted by the proposed zone since the permitted use on the 
proposed development site will be the same single-family residential use permitted by the previous County zoning 
and the primary use of the Chalice Unitarian Universalist Congregation property will remain unchanged. In 
addition, the proposed density is consistent with surrounding residential development. 

4. The proposed project would be consistent with the development standards of the Escondido Zoning Code and the 
General Plan designation and policies. Using the Planned Development process allows flexibility, if necessary, to 
achieve the basic public purposes of the Escondido General Plan and Zoning Code; to enhance the appearance 
and livability of the community; to promote and create public and private open space as an integral part of the 
proposed project design; and, to enhance and preserve the site and its topography and landscape features. 

5. The landscape and character of the project would reinforce the community character of the surrounding 
neighborhoods with frontage improvements that would be well integrated into its surroundings, since excessive 
grading would not be required; the new structures would incorporate compatible and integrated architecture, 
materials and colors; the project would not be visually obstructive or disharmonious with surrounding areas; or 
harm protected views from adjacent properties. 

6. The proposed project will restore, enhance, and maintain the existing creek including a buffer, and establish the 
area adjacent to the seasonal pond as an amenity which is accessible to the public. 

Preliminary. Master and Precise Development Plan 

1. The location, design and density of the proposed residential development is consistent with the goals and policies 
of the Escondido General Plan. The proposed project would not diminish the Quality-of-Life Standards of the 
General Plan as the project would not materially degrade the level of service on adjacent streets or public 
facilities, create excessive noise, and adequate on-site parking, circulation and public services could be provided 
to the site. 

2. The proposed location and design of the development allows it to be well integrated with its surroundings near 
residentially zoned property and will not cause deterioration of bordering land uses. 

3. All vehicular traffic generated by the proposed development would be accommodated safely and without causing 
undue congestion on adjoining streets, according to the Oak Creek Project Final Environmental Impact Report, 
the traffic impact analysis for the project prepared by Linscott, Law & Greenspan on July 31, 2014, and the 
Engineering Division. 

4. All public facilities, sewer and water service are existing or will be available to the subject site, with proposed and 
anticipated improvements and annexation. 
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5. The overall design of the proposed residential development would produce an attractive, beautiful, efficient and 
stable environment for living, since adequate parking, open space and landscaping would be provided, and the 
design of the development is consistent with a high quality, urban infill project that will provide ownership housing 
within walking distance of Felicita Park and close to schools, retail, commercial and office uses, consistent with 
the area's growing demand for high quality homes. 

6. The proposed development would be well integrated into its surroundings, since excessive grading would not be 
required, the new structures would incorporate compatible and integrated architecture, materials and colors, the 
project would not be visually obstructive or disharmonious with surrounding areas, or harm major views from 
adjacent properties, and the development would restore and maintain the existing seasonal pond which is 
accessible to the public. 

7. The approval of the proposed Master and Precise Development Plan would be based on sound principles of land 
use since adequate parking, circulation, utilities and access would be provided for the development of the project 
(as detailed in the staff report). 

Specific Alignment Plan for Felicita Road and Hamilton Lane: 

1. In response to site conditions and constraints, the project is proposing modifications to Local Collector standards 
for Felicita Road and Hamilton Lane though the use of a Specific Alignment Plan. Once approved, the Specific 
Alignment Plan would serve as the applicable requirements for these City roadways. 

2. Widening Felicita Road and Hamilton Lane to the standards identified for these roads in the City of Escondido 
General Plan Mobility and Infrastructure Element would result in additional adverse environmental and 
neighborhood impacts and would not be necessary to maintain acceptable traffic conditions. 

3. The roadway improvements to Felicita Road proposed in the Specific Alignment Plan that would be implemented 
as a result of the project would create a more "complete street" by improving circulation for vehicles, bicyclists, 
and pedestrians; provide a modified Local Collector that achieves City standards for acceptable levels of service; 
introduce traffic calming measures to combat speeding vehicles; minimize environmental impacts, particularly to 
sensitive biological resources; respond to the preferences of existing unincorporated residents to maintain a rural 
atmosphere without full city improvements on the portions of their property that front Felicita Road; and minimize 
disruptions to existing properties by avoiding the need to relocate or remove private or public improvements such 
as driveways, mail boxes, retaining walls and power poles. 

4. The roadway improvements to Hamilton Lane will complete the "half plus 12 feet" improvements with a rolled curb 
on the northern side of the street. 

Grading Exemption: 

1. Granting the proposed new and modified Grading Exemptions is consistent with the Grading Design Guidelines 
for the following reasons: 

a. The grading activity does not affect sensitive biological species or habitats, mature or protected trees, and 
required landscaping, and the development shall incorporate erosion control measures as defined in the 
City's stormwater management requirements. 

b. The proposed Grading Exemptions would not create a negative visual impact upon neighboring 
properties and the public right of way because landscaping on the slopes will assist in softening the visual 
effect. 

c. The proposed slopes would not intrude into or disturb the use of any adjacent property or adversely block 
the primary view of any adjacent parcels, which generally are situated at a higher elevation; disturb any 
utilities or drainage facilities; obstruct circulation patterns or access; nor preclude the future development 
of any adjacent parcel. 
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d. The proposed design of the slopes would not adversely affect any adjoining septic systems since the cut 
slope is located in an area of the project where no impacts would occur to nearby septic systems. The 
proposed project will be provided with sewer service. 

e. The project's homes would be built on lots that would be generally lower in elevation as compared to the 
surrounding neighborhood. 

f. The proposed cut and fill slopes would be structurally stable since all slopes will be manufactures to a 
standard 2:1 inclination. 

All graded areas shall be protected from wind and water erosion through compliance with the City's stormwater 
management requirements. The development will be required to incorporate interim erosion control plans, 
certified by the project engineer and reviewed and approved by the City's Public Works Department. 
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CONDITIONS OF APPROVAL 
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Proiect Mitigation Measures 

1. Air-1 Construction Dust Control Measures. The on-site construction superintendent shall ensure implementation of 
standard best management practices to reduce the emissions of fugitive dust during all grading and site preparation 
activities including, but not limited to, the following actions: 
1. Water any exposed soil areas a minimum of twice per day, or as allowed under any imposed drought restrictions. 

On windy days or when fugitive dust can be observed leaving the construction site, additional water shall be 
applied at a frequency to be determined by the on-site construction superintendent. 

2. Temporary hydroseeding with irrigation shall be implemented on all graded areas on slopes, and areas of cleared 
vegetation shall be revegetated as soon as possible following grading activities in areas that will remain in a 
disturbed condition (but will not be subject to further construction activities) for a period greater than three months 
during the construction phase. 

3. Operate all vehicles on the construction site at speeds less than 15 miles per hour. 
4. Cover all stockpiles that will not be utilized within three days with plastic or equivalent material, to be determined 

by the on-site construction superintendent, or spray them with a non-toxic chemical stabilizer. 
5. If a street sweeper is used to remove any track-out/carry-out, only PM io-efficient street sweepers certified to meet 

the most current South Coast Air Quality Management District Rule 1186 requirements shall be used. The use of 
blowers for removal of track-out/carry-out is prohibited under any circumstances. 

6. Grading shall be terminated when winds exceed 25 mph. 
7. Sweepers, wheel washers and water trucks shall be used to control dust and debris at public street access points. 
8. Internal construction-roadways will be stabilized by paving, chip sealing or chemicals after rough grading. 
Non-toxic soil stabilizers shall be applied according to manufacturer's specification to all inactive construction areas. 

2. Bio-1 Potential direct impacts to migratory bird species covered under the MBTA shall be mitigated by restricting 
brush removal and site grading to outside of the breeding season of most bird species (February 15 to September 
15). Grubbing, grading, or clearing during the breeding season of MBTA covered species could occur if it is 
determined through a pre-construction survey by a qualified biologist that no nesting birds are present immediately 
prior to grubbing, grading, or clearing activities. A nesting survey report shall be submitted to the City for review and 
approval confirming that no breeding or nesting avian species are present in areas proposed for grubbing, grading, or 
clearing no longer than seven days prior to grading. 

3. Bio-2 The following measures shall be implemented to reduce indirect impacts to sensitive species to below a level of 
significance. 
1. Active construction areas and unpaved surfaces shall be watered pursuant to City grading permit requirements to 

ensure that generation of fugitive dust is minimized. 
2. Orange construction fencing shall be installed prior to the start of construction to define the proposed limits of 

construction impacts and clearly define the grading boundaries, and biological monitoring of on-site open space 
shall be conducted during grading and construction activities prevent unintended impacts. 

3. The Project shall address potential water quality impacts through compliance with the City's Grading Ordinance 
(See Section 33-1062, 33-1063, 33-1068, 33-1069) and implementation of the proposed best temporary 
construction management practices outlined in the Stormwater Management Plan (silt fence, fiber rolls, street 
sweeping and vacuuming, storm drain inlet protection, solid waste management, stabilized construction 
entrance/exit, desilting basin, gravel bag berm, sandbag barrier, material delivery and storage, and any minor 
slopes will be covered with a plastic or tarp prior to a rain event). 

4. All construction and security lighting associated with the Project shall be shielded or directed away from the open 
space. 

5. After construction is complete, Project landscaping shall not include any California Invasive Plant Council (Cal-
IPC) List A species. 
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6. Bio-5 The Project applicant shall be required to obtain wetland permits and approvals for impacts to USACE and 
California Department of Fish and Wildlife (CDFW) jurisdictional areas. See Table 5.4-9 for a summary of mitigation 
requirements for jurisdictional areas. Impacts to southern willow riparian forest, southern coast live oak riparian forest, 
and coast live oak woodland jurisdictional habitats are anticipated to require a 3:1 mitigation ratio through creation 
and/or restoration and/or enhancement of riparian or oak woodland habitat on site. Impacts to CDFW eucalyptus 
woodland and non-wetland Waters of the U.S./CDFW streambeds shall be mitigated through creation/restoration at a 
1:1 ratio. This will require creation/restoration of approximately 0.07 acre of drainages, of which a minimum of 0.07 
acre must be USACE jurisdictional. Wetland mitigation is proposed to occur within the 9.8 acres of open space along 
existing on-site drainages, with final mitigation requirements to be determined by the resource agencies through the 
permitting process. On-site mitigation is proposed to consist of recontouring a portion of the stream channel, removal 
of non-native species, and seeding/planting with a mix of native shrubs and trees. A detailed restoration, maintenance 
and monitoring plan shall be prepared by a qualified restoration ecologist/biologist and shall be approved by the City 
prior to issuance of a grading permit. More detail information regarding the performance standards that will be used in 
the implementation of this mitigation measure is provided in the Riparian Habitat Mitigation Plan for the Oak Creek 
Project found in Appendix G of the Biological Technical Report, which is Appendix F in the Final El R. 
The biological open space lots would be preserved in their natural state within a permanent conservation easement 
and mechanism for privately funded on-going maintenance managed in perpetuity for biological resource values by 
the HOA. Conserved areas on site would be placed in an open space easement and managed through funding 
provided by the Project's Homeowners Association (HOA), with management overseen by a qualified 
biologist/resource manager. 

Table 5.4-9 

Jurisdictional Area Ratio 
USACE 1  CDFW 

Impacts Mitigation Impacts Mitigation 

Southern willow riparian forest 3:1 0.05 0.15 0.23 0.69 

Southern coast live oak riparian forest 3:1 -- -- 0.04 0.12 

Coast live oak woodland 3:1 -- -- 0.27 0.81 

Eucalyptus woodland 1:1 -- -- 0.02 0.02 

Non-wetland Waters of the U.S / Streambed 1:1 0.07 0.07 0.04 0.04 

Total -- 0.12 0.22 0.60 1.68 

Note: Areas are presented in acre(s) rounded to the nearest 0.01. 
1 USACE is a subset of the CDFW jurisdiction. 
Source: Helix Environmental 2014 



7. 1310-6 Prior to the issuance of grading permits, the Project applicant shall submit a Conceptual Habitat Restoration 
Plan (CHRP) to the City Community Development Department for review and approval. The CHRP, which is 
described more fully in Appendix C Tree Management and Preservation Plan, shall be a cohesive restoration and 
monitoring plan that addresses site-wide restoration/mitigation efforts and includes a tree planting, canopy cover goal, 
and monitoring component. The CHRP shall specify native oak, willow, sycamore, and cottonwood tree planting 
details, locations, and long-term maintenance and monitoring for the mitigation of trees. The CHRP shall be used to 
prepare bidding construction documents for site preparation, tree installation, and maintenance. The CHRP shall 
require that a knowledgeable arborist or biologist be retained to monitor mitigation tree plantings for a period of five 
years. The CHRP also shall outline reporting protocols and standards for mitigation tree replacement, should it be 
necessary if canopy cover goals are not being achieved. Table 5.4-13, Landscape Tree Replacement Calculation, 
identifies the total number of plantings required to meet the intent of the City's tree protection and replacement 
requirements. Upon approval of the CHRP, the Project applicant shall implement the plan. Implementation of the 
CHRP shall achieve at a minimum 2:1 replacement of trees at the end of five years. 

Table 5.4-13 

Impacted Tree Type 
Grading 
Related 

Replacement Ratio 
1 

Replacement Species 
Total Number Replacement 

Trees 2 

Cedrus deodora 1 1:1 -- 1 
Eucalyptus camaldulensis 38 1:1 — 38 
Eucalyptus cinerea 2 1:1 -- 2 
Eucalyptuscladocylax 2 1:1 -- 2 
Fraxinus uhdei 2 1:1 -- 2 
Olea eurpea 37 1:1 -- 37 
Phoenix canariensis 2 1:1 -- 2 
Pin us elderica 3 1:1 -- 3 
Quercus agrifolia (protected) 97 2:1 — 194 
Q. agrifolia (mature) 98 1:1 — 98 
Q. englemanii (protected) 3 2:1 -- 6 
Q. englemanii (mature) 3 1:1 -- 3 
Salix goodingii 18 1:1 -- 18 _ 
Salix lasiolepis 11 1:1 -- 11 
Schinus molle 2 1:1 -- 2 
S. terebenthifolius 7 1:1 -- 7 
Ulmas parvifolia 1:1 3 
Washingtonia robusta 24 1:1 -- 24 
Minimum Required Escondido Mitigation Tree Plantings 453 
Minimum Proposed Landscape Plantings 453 
Minimum Proposed Habitat Area Tree Plantings 1,500 to 2,000 

1 Replacement species will be a combination of native oak, sycamore, willow, and cottonwood in the riparian areas and native oak and other 
landscape trees within the urbanized area of the Project. 
2  Total replacement trees include coast live oak and other suitable native or ornamental species that would be planted to comply with Section 
33-1069 of the City's Municipal Code, as well as trees that would be provided to mitigate habitat impacts as required in mitigation measures Bio- 
4 and Bio-5. 
Source: Dudek 2014 

8. Cul-1 The following mitigation monitoring program shall be implemented to address potential impacts to undiscovered 
buried archaeological resources within the project site and off site. This program shall include, but not be limited to, 
the following actions: 
1. Prior to issuance of a grading permit, the applicant shall provide written verification to the City that a qualified 

archaeologist has been retained to implement the monitoring program. This verification shall be presented in a 
letter from the Project archaeologist to the lead agency. The City, prior to any pre-construction meeting, shall 
approve all persons involved in the monitoring program, including, a qualified Native American monitor. 



43 



SUB 13-0002, PHG 13-0017, ENV 13-0006 
January 27, 2014 

Asbestos NESHAP, as specified under Rule 40, CFR 61, Subpart M, (enforced locally by the San Diego Air Pollution 
Control District, under authority, per Regulation XI, Subpart M - Rule 361.145), requires the owner of an establishment 
set for demolition to submit an Asbestos Demolition or Renovation Operational Plan at least 10 working days 
before any asbestos stripping or removal work begins (such as site preparation that would break up, dislodge or 
similarly disturb asbestos containing material.) 

Removal of all asbestos-containing material or potential asbestos-containing material on the project site shall be 
monitored by the certified asbestos consultant and shall be performed in accordance with all applicable laws, 
including California Code of Regulations, Title 8, Section 1529, Asbestos; OSHA standards; and the San Diego 
County Air Pollution Control District Rule 361.145, Standard for Demolition and Renovation. 

11. Haz-2 Demolition or removal of existing on-site structures constructed pre-1979 shall be performed by a Certified 
Lead Inspector/Assessor, as defined in Title 17, CCR Section 35005, and in accordance with all applicable laws 
pertaining to the handling and disposal of lead-based paint. Lead-based materials exposure is regulated by Cal 
OSHA. Title 8 CCR Section 1532.1 requires testing, monitoring, containment, and disposal of lead-based materials 
such that exposure levels do not exceed Cal OSHA standards. 

12. Haz-3 The following mitigation measure addresses contaminated soils and their export off-site. 
1. Prior to issuance of a grading permit the applicant shall prepare a Response Plan in conformance with DTSC 

standards to address risks associated with the detected concentrations of TPH-DRO and arsenic on the project 
site. The Response Plan shall be approved by DTSC and submitted to the City prior to the issuance of a grading 
permit. The Response Plan will include one of the following three remedial methods to reduce impacts to a less 
than significant level. Remedial Method Options 1, 2 and 3 would require a small amount of soil export amounting 
to up to approximately 1,353 cubic yards of soil. 

Remedial Method Option 1 
a) Remedial Method: Excavation and off-site disposal of TPH-impacted soil, approximately 20 cubic yards; and 

arsenic-impacted soil (AIS), approximately 1,333 cubic yards. 
b) Overseeing Agencies: California DTSC, along with California Department of Fish and Wildlife (CDFW) and 

RWQCB for portions of the project site near the creek. 

Remedial Method Option 2 
c) Remedial Method: Excavation and off-site disposal of TPH-impacted soil, approximately 20 cubic yards; and 

excavation and on-site burial of AIS, approximately 1,333 cubic yards. 
d) Overseeing Agencies: DTSC, along with CDFW and RWQCB for portions of the project site near the creek. 

Remedial Method Option 3 
e) Remedial Method: Excavation and off-site disposal of TPH-impacted soil, approximately 20 cubic yards; and 

capping of AIS with 800 cubic yards of soils (therefore, no excavation and off-site disposal of AIS is required). 
Capping is a process used to cover contaminated soils to prevent the migration of pollutants and is a reliable 
technology for sealing off contamination from the above-ground environment and significantly reducing 
underground migration of pollutants away from the site. The cap shall be made of soil native to the site. 

f) Overseeing Agencies: DTSC, along with CDFW and RWQCB for portions of the project site near the creek. 

2. Prior to issuance of a grading permit for the selected remedial method (options 1, 2, or 3), any areas proposed for 
disturbance on the project site where previous hazardous materials releases have occurred must be mitigated in 
accordance with the requirements of the overseeing regulatory agency (DTSC, RWQCB or CDFW, as 
appropriate) for the proposed residential use of the site. All proposed groundbreaking activities within areas of 
identified or suspected contamination shall be conducted according to a site-specific health and safety plan, 
prepared by a licensed professional in accordance with California Division of Occupational Safety and Health (Cal 
OHSA) regulations (contained in Title 8 of the California Code of Regulations) to protect the public and all workers 
in the construction area prior to the commencement of groundbreaking. 
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3. Following completion of the selected remedial method, the project applicant shall seek and obtain written 
regulatory closure letter from the DTSC specifying that no further action is necessary in regard to the TPH- and 
arsenic-impacted soil.  Overseeing Agencies: DTSC, along with CDFW and RWQCB for portions of the project site 
near the creek. 

4. The transportation of the exported soil is included as part of the grading activities associated with the Project and 
is described in Section 4.3.3, Site and Infrastructure Improvements and is addressed in Sections 5.3 Air Quality, 
5.11 Noise and 5.14 Transportation and Traffic. 

5. Regarding potential dust migration impacts associated with the excavation, loading and transport of contaminated 
soils, all trucks transporting soil or waste shall comply with 22 California Code of Regulations (CCR) Part 
66263.16, Standards Applicable to Transporters of Hazardous Waste. The following mitigation measures that will 
be implemented include but are not limited to: 

a. Dust monitoring shall be conducted during loading of contaminated soil in conformance with the 
procedures and standards described below under mitigation measure Haz-4. 

b. Water shall be used for dust suppression, if necessary. 
c. Transport trucks shall have the contaminated soils loads covered with a retractable during transportation; 
d. Transport trucks shall have at a minimum one foot of freeboard with the truck is loaded to prevent 

spillage. 
e. Standard SWPPP procedures described in Section 5.9.3.1 Issue 1: Water Quality Standards and 

Requirements shall be implemented to prevent the migration of contaminated soil from the project site, 
such as installation of devices specially designed to clear tires of sediment and hold it for later cleanout. 

6. Potential human health risk mitigation measures would include the installation of soil vapor barriers beneath 
proposed building structures to prevent soil vapor intrusion if the vapor levels exceed regulatory standards. 
Additionally, the pockets of soil impacted by petroleum hydrocarbons and/or by heavy metals at concentrations 
above regional background levels will be mitigated through a removal action with either on-site strategic 
placement to eliminate the exposure pathway or off-site disposal at a suitable landfill. 

7. The truck haul route for the export of contaminated soils will head north from the project site along Felicita Road 
to Gamble Lane and then to Interstate 15. The return route would follow the same roadways. 

13. Hoz-4 This measure addresses potential health impacts from exposure to contaminated dust during construction, both 
for workers at the Project and for residents around the Project during construction. This measure would take place 
during grading activities associated with remediating the contaminated soils on site and it would be monitored by a 
qualified hazardous materials specialist. The features of the measure are as follows. 

1. Remedial excavation work and grading activities will be performed pursuant to a Site Health & Safety Plan 
developed in accordance with federal law, as set forth at 29 CFR 1910.20 (i.e., the "Hazardous Waste Operations 
and Emergency Response," also known as the HAZWOPER standard), which requires, among other things, that 
all personnel dealing with disturbed soil have the training, experience and medical clearance to work on the 
Project. 

2. Air will be monitored for contaminant concentrations in dust in comparison to action levels based on the 
Occupational Safety and Health Administration (OSHA) Permissible Exposure Limit (PEL) for arsenic of 0.01 
milligrams per cubic meter (mg/m3) and the PEL for trichloroethylene (TCE) of 100 ppm. The Mitigation Report 
further specifies that arsenic will act as the surrogate for all other particulate exposures because it has the most 
stringent respirable dust action level of all the potential dust contaminants at the Project and that TCE will act as 
the surrogate for volatile organic compounds because it is the hazardous constituent potentially present in 
groundwater at the highest concentration. 

3. In the event the results of ongoing air monitoring indicate contaminant concentrations at least 75 percent of the 
established Action Levels, developed using the PELs for arsenic and TCE, exposure risks will be controlled 
through the use of personal protective equipment by workers at the Project to prevent their exposure to these 
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surface area (anticipated to be 2,053 square feet, but will be re-confirmed during final engineering). This restriction 
against installing more than the maximum allowable impervious area shall be incorporated into the CC&Rs as well. 

20. The CC&Rs shall set forth requirements for the HOA to review and approve all homeowner landscape and hardscape 
plans to ensure compliance with the maximum impervious area parameter and the approved Fire Protection Plan. 
Such review and approval process shall be conducted by a licensed landscape architect or licensed architect hired by 
the HOA. Such plans shall clearly notate in schedule form the square footage of existing hardscape and hardscape 
proposed to be added so as to demonstrate that it does not exceed the maximum impervious area allowed on the lot. 
The water surface area for swimming pools and other water features shall not count towards impervious areas since 
they do not contribute runoff. 

21. Street lights are to be installed in conformance with the street lighting plan which is illustrated and textual described in 
Attachments B and C of Appendix A Specific Alignment Plan Analysis of the Final EIR to the satisfaction of the City 
Engineer. Some of the key features of the lighting plan shall include decorative light fixtures that have the 
International Dark Sky Association "Fixture Seal of Approval." Street light spacing on Felicita Road will be similar to 
that of the City standards with light fixtures installed only on the project side of the street. No street light fixtures will 
be installed on the western side of Felicita Road or northern side of Hamilton Lane so as to avoid any conflict with 
existing improvements located on neighbors' property. 

22. Street improvement plans for Felicita Road shall include the features identified in the traffic calming plan which can be 
found in Appendix 0-1 Traffic Impact Analysis in the Final EIR to the satisfaction of the City Engineer. 

23. The final map shall include a conservation easement over the biological open space lots. The HOA shall be 
responsible to contract with a qualified biologist/resource manager to oversee management of these areas. 

Preliminary. Master and Precise Development Plan  

1. The Project includes a Fire Protection Plan which is found in Appendix J of the Oak Creek Final EIR and describes 
the wildland fire resistance features incorporated into the project. The key fire resistance features incorporated into 
the project are listed below: 

a. Any structure or landscape item in the designated Fuel Modification Zone areas must be constructed from 
non-combustible materials such as stone, steel, or heavy timber/pre-treated, fire retardant wood. HOA must 
enforce as part of the CC&Rs, a landscape plan review process for a formal landscape improvement plan 
submittal and approval by a licensed landscape architect to ensure that plant palette and non-combustible 
materials are employed within the designated Fuel Modification Zones. 

b. Fuel modification for common area lots will be pre-designed and installed by the project developer. For 
private lots, landscape plans for front, side, and rear yards for the entire project will need to be approved by 
the HOA landscape committee through a formal process prior to any landscape improvement work by a 
homeowner. 

c. Designated Fuel Modification Zones that include rear and side-yard areas (outside house setback envelopes) 
will be inspected annually by the landscape committee and/or Escondido Fire Department for conformance 
with the requirements provided in the project's Fire Protection Plan. CC&R's shall include this language so 
that homeowners acknowledge this provision. 

d. External dryer vents will be baffled or fitted with ember resistant mesh. 
e. Exposed wood, including fascia and architectural trim boards, will not be allowed on the side of structures 

facing the wildland fuels unless considered "heavy timber" or beams with a minimum nominal dimension of 4 
inches. 

f. No combustible fences will be allowed in the Fuel Modification Zone areas. Fences using fire retardant 
treated wood products will be subject to approval of the Escondido Fire Department. 

g. Heat deflecting landscape walls will be provided for all structures that abut the on-site riparian restoration 
areas as shown on the plan for the Oak Creek Fuel Management Zones. 
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2. All requirements of the Public Art Partnership Program, Ordinance No. 86-70, shall be satisfied prior to building permit 
issuance. The ordinance requires that a public art fee be added at the time of the building permit issuance for the 
purpose of participating in the City Public Art Program. 

3. All exterior residential lighting shall conform to the requirements of Article 35 (Outdoor Lighting) of the Escondido 
Zoning Code. All residential outdoor lighting shall be provided with appropriate shields to prevent light from adversely 
affecting adjacent properties. 

4. The project shall be developed with the unit mix and location of proposed units as identified on the Preliminary 
Plotting Plan. Deviations from the Preliminary Plotting Plan may be approved on a case-by-case basis by the Director 
of Community Development. 

5. Colors, materials and design of the project shall be in substantial conformance with the plans/exhibits and details in 
the staff report to the satisfaction of the Planning Division. 

6. Setbacks for residential structures and accessory structures shall be required as described in the Details of Request 
section of the staff report and as illustrated on the Planned Development Permit Site Plan. California rooms provided 
as an option by the builder must meet the rear yard setback. Open-sided structures, such as patio covers, gazebos, 
outdoor kitchens and fireplaces may encroach 15 feet into the rear yard setback. Room additions and enclosed 
structures may encroach 10 feet into the rear yard setback. Attached or detached accessory structures and room 
additions within the rear yard setback shall be limited to one-story and shall not include second-floor decks or 
balconies. Swimming pools, spas and associated equipment shall not be permitted in the front yard and must be 
located at least five feet from side and rear property lines. 

7. Exterior stairways for the Plan 1X shall be required to meet all building setbacks required for the primary structure. 

8. A minimum 15' separation between homes shall be maintained at all times. 

9. The administrative adjustment process administered by the Planning Division may be utilized by homeowners to 
request encroachments into setback areas up to 25% of the required setback. 

10. Guest homes shall not be permitted within this development. 

11. Prior to issuance of building permits for the first phase, the applicant shall submit a complete design review package 
to the Planning Division for the entry guardhouse, entry monumentation and gates, and project identification signage. 

12. Project identification signs shall be permitted in the locations shown on Sheet L-4 of the Overall Fence and Wall 
Exhibit. No signage is approved as part of this permit. A separate sign permit shall be required prior to the 
installation of any signs. 

13. The proposed six-foot-high heat deflecting landscape walls shown on the fencing plan adjacent to the fuel 
modification zones shall be constructed of masonry or some other opaque fire resistive material to the satisfaction of 
the Planning Division and the Fire Department. Glass shall not be permitted for these walls unless the glass has been 
modified to prevent bird collisions using materials recommended by the American Bird Conservancy or approved 
equal to the satisfaction of the Planning Division. 

14 Prior to issuance of a building permit for Lot 55, which is located approximately 110 feet from the Felicita Road 
centerline, an interior noise analysis shall be submitted to the Planning and Building Divisions to include the 
implementation of noise attenuation measures to reduce interior noise levels to 45 dBA. Building plans for Lot 55 
shall include the noise attenuation construction features identified in the noise analysis prior to approval of a building 
permit for that lot. 

15. Perimeter fuel modification areas shall be implemented and approved by the Escondido Fire Department prior to 
combustible materials being brought on the site. 
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16. As proposed by the applicant in the Oak Creek Project Final EIR, in response to neighborhood concerns the applicant 
shall purchase agricultural mitigation credits from either a California land trust, authorized to accept grants by the 
Department of Conservation's California Farmland Conservancy Program, or the San Diego County Purchase of 
Agricultural Conservation Easement (PACE) Program Mitigation Bank, in an amount sufficient to acquire an 
agricultural conservation easement over land of annual economic productivity equal to that of the 25.1 acres lost 
through the development of the Project. As an example, if the annual economic productivity of the 25.1 acres lost 
through the development of the Project is $100,000 and the annual economic productivity of an acre of land subject to 
a California land trust or the PACE Program is $20,000, then the applicant shall purchase five mitigation credits from 
the land trust or the PACE Program Mitigation Bank. Verification of a qualifying credit purchase shall be provided to 
the Planning Division prior to issuance of a grading permit. 

Landscaping Conditions 

1. The landscaping for the proposed development will be implemented in a manner consistent with the project's planting 
plan as illustrated in Appendix P Planting Plan — Reduced Residential Footprint Alternative in the Final EIR to the 
satisfaction of the Planning Division. All landscaping proposed within fuel modification zones shall be consistent with 
the Fire Protection Plan for the project (Final EIR Appendix J). 

2. Prior to issuance of building permits for the second residential phase, all habitat restoration, detention basin and 
perimeter landscaping shall be installed. Slope and interior street landscaping shall be installed commensurate with 
each phase of the development. All vegetation (including existing vegetation to be retained) shall be maintained in a 
flourishing manner, and kept free of all foreign matter, weeds and plant materials not approved as part of the 
landscape plan. All irrigation shall be maintained in fully operational condition. 

3. Five copies of a detailed landscape and irrigation plan(s) shall be submitted prior to issuance of grading or building 
permits, and shall be equivalent or superior to the planting plan attached as an exhibit to the satisfaction of the 
Planning Division. A plan check fee based on the current fee schedule will be collected at the time of the submittal. 
The required landscape and irrigation plans(s) shall comply with the provisions, requirements and standards outlined 
in Article 62 (Landscape Standards) of the Escondido Zoning Code. The plans shall be prepared by, or under the 
supervision of a licensed landscape architect. 

4. The project landscape plan and individual homeowner landscape plans for fuel modification areas shall be prepared in 
accordance with the concept plans provided with the project and the following criteria listed in the Fire Protection Plan 
for the project (Final EIR Appendix J) to the satisfaction of the Fire Department and the Planning Division: 

a. Non-fire resistive trees (including conifers, pepper trees, eucalyptus, cypress, Washingtonia palms and acacia 
species), shall not be planted on this site. All fire resistive tree species (many species including oak) shall be planted 
and maintained at a minimum of 10 feet from the tree's drip line to any combustible structure. 

b. For streetscape plantings, fire resistive trees can be planted 10 feet from edge of curb to center of tree trunk. Care 
should be given to the type of tree selected, that it will not encroach into the roadway, or produce a closed canopy 
effect. 

c. Limit planting of large unbroken masses especially trees and large shrubs. Groups should be two to three trees 
maximum, with mature foliage of any group separated horizontally by at least 10 feet, if planted on less than 20% 
slope, and 20 feet, if planted on greater than 20% slope. 

d. If shrubs are located underneath a tree's drip line, the lowest branch should be at least three times as high as the 
understory shrubs or 10 feet, whichever is greater. 

e. Existing trees can be pruned 10 feet away from roof, eave, or exterior siding, depending on the tree's physical or 
flammable characteristics and the building construction features. 

f. All tree branches shall be removed within 10 feet of a fireplace chimney or outdoor barbecue. 

5. The installation of the common area and right-of-way landscaping and irrigation shall be inspected by the project 
landscape architect upon completion. He/she shall complete a Certificate of Landscape Compliance certifying that 
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the installation is in substantial compliance with the approved landscape and irrigation plans and City standards. The 
applicant shall submit the Certificate of Compliance to the Planning Division and request a final inspection. 

6. Street trees shall be provided along each of the site's street frontages, in conformance with the project planting plan 
and the City of Escondido Street Tree List. Trees within five feet of the pavement shall be provided with root barriers. 

7. Street trees shall be permitted in roadside fuel management zones provided the following standards are maintained 
by the HOA. 
a. Crowns of trees located within defensible space shall maintain a minimum horizontal clearance of 10 feet for fire 

resistant trees. No non-fire resistive trees will be allowed. 
b. Mature trees shall be pruned to remove limbs one-third the height or 6 feet, whichever is less, above the ground 

surface adjacent to the trees. 
c. Dead wood and litter shall be regularly removed from trees. 
d. Ornamental trees shall be limited to groupings of 2-3 trees with canopies for each grouping separated 

horizontally as described in Table 4907.3 from Escondido Fire Code. 

8. Prior to issuance of building permits, all fuel modification zones required to be maintained by the HOA shall be 
permanently marked at the property line to delineate the zones and aid ongoing maintenance activities that will occur 
on site. 

9. The CC&Rs for the proposed development shall require that the homeowner landscape installation on residential lots 
must be completed within six (6) months of close of escrow. 

10. The builder will be responsible for providing initial stabilization of the front yards, using hydro-seed and the 
homeowner shall be responsible for maintaining the method of stabilization through the completion of landscape 
improvements installed by the homeowner. 

Fire Department Conditions  

Fire Protection Systems 

1. NFPA 13 Z NFPA 13R Z NFPA 13D automatic fire sprinkler system will be required. 

2. Sprinklers will be required on all overhangs exceeding four feet. 

3. Fire hydrants capable of delivering LII  1,500 GPM Z2,500 GPM at 20 PSI residual pressure are required every El 
500 feet Z 300 feet El other  

Access 

4. Access roads exceeding 20% slope are not allowed. Access roads over 15% slope require fire sprinkler systems in 
the served homes. Homes with driveways exceeding 15% will require Portland cement with rake or broom finish. 

5. Dead-end roads over 600' (urban) and 800' (rural) require a secondary access. 

6. Driveways serving three or more homes are considered access roads and must be a minimum of 24' wide. 
(Engineering may require a minimum width of 28') 

7. Speed humps/bumps will not be allowed. 

8. Access roads serving a single-family home must have a paved driveway within 150 feet of the furthest point of the 
structure and must be a minimum of 16-feet wide (Escondido Ordinance 2011-03 (RR) Section 503.2.1). 
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9. Dead-end access roads and driveways over 150' and/or exceeding 15% slope require a Fire Department turn-around 
and may require a turn-out near the mid point. 

10. Minimum radius for a cul-de-sac is 36 feet. 

11. All-weather paved access, able to support the weight of a fire engine (75K lbs.) and approved fire hydrants must be 
provided prior to the accumulation of any combustible materials on the job site (Escondido Ordinance 2011-03 (RR) 
Section 503.2.1). 

12. All gated entrances must be equipped with electric switches accessible from both sides and operable by dual-keyed 
switches for both fire and police. Electric gates must be operable by Fire Department strobe detectors, Opticom and 
Knox switches and allow free exiting. A funding method to provide ongoing maintenance of fire lanes, electric gates, 
and other fire & life safety requirements must be provided for in the CC&Rs and/or the Association, to the satisfaction 
of the Fire Department. A responsible property manager must be easily accessible to the Fire Department. 

13. A 28' inside turning radius will be required on all corners. 

14. Must maintain a minimum required access width of 28' to allow for on-street parking, loading and unloading of 
vehicles and still provide clear and unobstructed emergency vehicle access. One side to be marked as "FIRE LANE" 
(must meet Escondido Fire Department standards). 

15. 13 feet 6 inches of vertical clearance must be provided in all access and driveway areas. Trees that obstruct the 
vertical clearance or access width must be trimmed or removed and provisions to provide ongoing maintenance must 
be reflected in the CC&Rs. A copy of the CC&Rs listing this requirement must be submitted. 

16. Red curbs with 4" white lettering, "NO PARKING FIRE LANE" signs are required in 24'-wide access areas and 
provisions to provide ongoing maintenance must be reflected in the CC&Rs. A copy of the CC&Rs listing this 
requirement must be submitted to the Escondido Planning Division. "FIRE LANE" signs and red curbs must meet 
specifications of the Escondido Police Department. 

17. The Fuel Modification Zones must be permanently marked and provisions to provide ongoing maintenance must be 
reflected in the CC&Rs. A copy of the CC&Rs listing this requirement must be submitted to the Planning Division. 

18. Hose pull lengths shall be limited to a maximum of 150 feet to the furthest point of the residence and shall be shown 
on the building plans to the satisfaction of the Fire Department. 

19. Homes located in or adjacent to a very high fire severity zone will require enhanced building construction as noted 
below. 

To mitigate for the reduction of a 100' fuel modification zone, the following conditions are required and 
must comply with CBC 2010, Chapter 7A: 

a. Exterior windows, window walls, glazed doors, and glazed openings within exterior doors must be insulating- 
glass units with a minimum of one tempered pane, or glass block units, or have a fire resistance rating of not 
less than 20 minutes when tested according to ASTM E 2010. Skylights must be tempered glass or a Class 
"A" rated assembly. 

b. Roofs must have a Class A roof covering. For roof coverings where the profile allows a space between the 
roof covering and roof decking, the spaces must be constructed to prevent the intrusion of flames and 
embers, be fire stopped with approved materials or have one layer of No. 72 cap sheet installed over the 
combustible decking. 
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c. Exterior wall surfaces shall comply with provisions of the 2010 C.B.C. and the following requirements: the 
exterior wall surface shall be of a non-combustible material. In all construction, exterior walls are required to 
be protected with 2-inch nominal solid blocking between rafters at all roof overhangs, or in the case of 
enclosed eaves, terminate at the enclosure. 

d. Roof and attic vents, when required by Chapter 15 of CBC, must resist the intrusion of flame and embers into 
the attic area of the structure, or must be protected by corrosion-resistant, non-combustible wire mesh with %-
inch (6mm) openings or its equivalent. Vents must not be installed in the eaves and cornices. Eaves and 
soffits must be protected by ignition-resistant materials or noncombustible construction on the exposed 
underside. 

e. Exterior door assemblies must be of approved non-combustible construction, solid-core wood having stiles 
and rails not less than 1 %" thick with interior field panel thickness of no less than 1 'A" or have a fire 
protection rating of not less than 20 minutes when tested according to ASTM E 2074. Windows within doors 
and glazed doors shall comply with the above glazing requirements (CBC 708A.3). 

f. Paper-faced insulation shall be prohibited in attics and ventilated spaces. 

g. Gutters and downspouts shall be constructed of non-combustible material. Gutters must be designed to 
reduce the accumulation of leaf litter and debris that contribute to roof edge ignition. 

h. Fencing attached to or immediately adjacent to structures which face wildland fuels must have the first five 
feet constructed of non-combustible heavy timber, or fire retardant pressure-treated wood or materials. 

i. Exterior balconies, carports, decks, patio covers, unenclosed roofs and floors, and other similar architectural 
appendages and projections where any portion of such surface is within 10 feet of the primary structure, must 
be of non-combustible construction, fire retardant treated wood, heavy timber construction, or one-hour fire 
resistive construction. 
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septic tanks within the project shall be pumped and backfilled per County Health 
Department requirements. 

8. Prior to approval of final plans, the developer will be required to obtain permission 
from adjoining property owners for any off-site street improvements, grading and 
slopes necessary to construct the project and/or the required improvements. 

DRAINAGE 

1. Final on-site and off-site storm drain improvements shall be determined to the 
satisfaction of the City Engineer and shall be based on the approved drainage 
study prepared by the Developer's engineer. 

2. Portions of the project lie within the 100-year flood zone as designated on current 
flood insurance rate maps. All proposed development within these zones shall 
conform to the City's Floodplain Ordinance. A Conditional Letter of Map Revision 
(CLOMR) shall be issued by the Federal Emergency Management Agency (FEMA) 
prior to Grading Plan approval. A Letter of Map Revision (LOMR) shall be issued 
by FEMA prior to final occupancy of any unit. 

3. A Final Water Quality Technical Report in compliance with City's latest adopted 
Storm Water Management Requirements shall be prepared and submitted for 
approval together with the final improvement and grading plans. The Water Quality 
Technical Report shall include hydro-modification calculations, post construction 
storm water treatment measures and maintenance requirements. 

4. All onsite drainage system, storm water treatment and retention facilities and their 
drains including the bio-retention basins shall be maintained by home owners' 
association. Provisions stating this shall be included in the CC&Rs. 

5. The developer will be required to submit a signed, notarized and recorded copy of 
Storm Water Control Facility Maintenance Agreement by the home owners' 
association to the City Engineer. This Agreement shall be referenced and included 
in the CC&Rs. 

6. All storm drain systems within the project are private. The responsibility for 
maintenance of these storm drains shall be that of the home owners' association. 
Provisions stating this shall be included in the CC&Rs. 

WATER SUPPLY 

1. Fire hydrants together with adequate water supply shall be installed at locations 
approved by the Fire Marshal. 

2. This project is located within Rincon Del Diablo Water District. The developer shall 
coordinate all water related improvements for the project with Rincon staff. 

Engineering Conditions of Approval Page 4 of 7 
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2. The developer shall be required to pay all development fees, including any 
repayments in effect prior to approval of the Final Subdivision Map. All development 
impact fees are paid at the time of Building Permit. 

UTILITY UNDERGROUNDING AND RELOCATION 

1. All existing overhead utilities within the subdiv!sion boundary or a:ong frontage of 
the fronting streets shall be relocated underground as required by the Subdivision 
Ordinance. The developer will not be responsible for undergrounding of overhead 
utilities on the other side of the fronting streets. 

2. All new dry utilities to serve the project shall be constructed underground. 

3. The developer shall sign a written agreement stating that he has made all such 
arrangements as may be necessary to coordinate and provide util!ty construction, 
relocation and undergrounding. All new utilities shall be constructed underground. 
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Plantable Wall 
PERIMETER STREETS - SHRUB SCHEDULE 

SYMEL ABR. BOTANICAL NAME COMMON NAME SIZE SPACING WU00IS 
AT A4e54 EOP.Ota Fadail *owe 5 Gal 36° O.C. L 

— AB AnIgusarahos I. Ikea Gear Kangaroo Paw 5 Gal 30' 0.C. I. 
— AUC ',bum mamba temparzY CAW Stratrberay Tree 5 Gal Or 0.0 L 

i'FIEEEE-.1 CY Ceonolhus 9.1 ,  Yankee Mont .  California lAse 5 Gal 5.  0.0 L 

— C.P Clstus 5.., Turpumer Rodman 5 Sal 36r S.C. L 

:11:45  CS Cletus saalfabous Sarolcat ROCIAlase I GM 30" 0.0 L 

— CA Crasaula argereas lad* Plant 5 Gal 35' S.C. L 
^ EC Erma. NORM= Cagramla grednaush *Gal 34' 0.C. I. 
— EP Epilobium canton CAlatenla Reales 1. Gal 36" S.C. I. 

V-9Va,  gyp,' M RIStufairna* Atlas Pascua unas TV 0.C. N 

e;AW —096aa yenVO M ftstmsrubre Rad MSG. Lamm IV G.C. L 

17, JP AWILUS Mani Calacerg• Gray Rush Laws UP S.C. 14 

hi b. hersalaria S an Diego Marsh Efklar I Gas iy S.C. L 
/ 4.  SA Saheb autumnalls Autumn Mow &. I Gal 24.0.0 I4 

NP rayePerurn p. 'PacIfIcurre CreoPing MeePerum I Gal E. S.C. L 

RC Romney. coulnerl Stogija Poppy I Gal 5*. S.C. L. 

...•:':.' SM Sauce namdraPacaa Nue [Waseca. 4' Pots Ifr 0.C. 

4:::::::••  Ti. Trldhasterna Walsall Weeny Elva Oats 5 GM NT S.C. la 

ME PROTECTION NOTE, NI plant material has bean mimed And arranged Is annallanca mob Pim Promalon Plan 
dated Apra MU. ramulrements as Nescebed in report prepared by CUM 

PLANTABLE WALL SCHEDULE 

BOTANICAL NAME COMMON NAME SPACE. SIZE WUCOLS 

Pious miens Creeping Fig 4' O.C. 1 Gal. M 

Partheroodssus tricuspIdata Boston Mg 4' 0.C. 1 Gal. Si 

NOTE: Refer to civil engineer's plans for plantable wall heights and locations. 
Refer to diagram on sheets 4 & Sot this package. 
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The Im.P.ote onnow rrimaane tor am Loom 10044 
• innenaLawn gram 

A•lostowns to MN .atiers art PP ix male Vt•••• la • 
simiUttei OP•in Pals or Item dmibm 

TA mac ar 0011 0, 000000 amt.5 rem pranal Mar OM.. 
R•vion, NM.. tamksm• MIPMer. 

ThstraPOI.v, olPormspape•• 4080000004.001,088 
80.14 .0*., pamemrtsa. row *tubas cc 11•11c, 
MOM.. M.. Ppo•e• at via ...of • P. Ow 1000 fp. it 
NAO.* oppleakm b• amb.••••••••••••••• 00,00.00 
WORM.. 

Samoa am ma 3600,0 t401000000. 010 0400 0  
negelWell OLONVI9 at WO. ismunmp• 040, 100. 
MAME. ilagtliFi. 4.1 hit 11.4.10,1* Canine.. 11.mm 
El.rot 1. 10 In.e.tal to do mom/ M .  %Pm COW.. 
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Plantable Wall 
PLANTABLE WALL SCHEDULE 

BOTANICAL NAME COMMON NAME SPACE. SIZE Witl:OLS 

Flom moans Caning Fp 4 D.C. 1 GaL M 

Porthenodscus iNcuspldcaa &mann Fg 40.C. 500*. 14 

NOTE: Rehr to chi/ eradneers pqns tor plantatde mall ROOM and WARW. 
Rear to Ragman On shoals 4 6 3 at thts patkaga. 

PERIMETER STREETS - TREE SCHEDULE 

SYMBOL BOTANICAL NAME COMMON NAME TRUNK SIZE WUCOLS 

0 Pietworreln arbutdolla Taxon MOO 24.  tloa L 

0 C•tftlt OCCIthint•hP Wooten Rodbud WON 24" Am L 

0 Flatamis merlfoka Imam Plam Tree SW. 24' Box M 

0 Platanus f1106111036 W0480 S1113800008 Std. 24•000 P4 

r,r Quer°. awed* COUP live Oak Nalwal 
24- 6031 
36.  Box 
46.  Sox 

L 

0 Oatisam ROMA) Coact .00 08* Natural 24.  Sox L 

FIR4 PROTECTION /4021k 
laim wintad and /named In coMplkoca 

EV OLPX* awed APW 2013. 
nth Re Prottdial Plan WiL.ErreilOti AO o11ward:0 in 

Spada., la • WrinsIty MC0E/own CommitIva 
rinds 0 tha Lanosimpa Wants. 

AP WM IvIve 
TWAME WTOPTM 
WO52121.2101110 
WUCOLS, lataber Um Clacalantion of lAndacapo 
Ectonalon pobtlotam tind Pa • mint Lo tho men 

PERIMETER STREETS — SHRUB SCHEDULE 
SOME. MR. BOTANICAL NAME COMMON NAME SIZE SPAONG WUCOLS 

AT Amvii mamma Fomast AMM 5 GM lir OZ. L 
-AR Anionarchas E Such &kr 9.89080 110 500 36° 0.C. L 
- MX Arkwas nada Comma' Onal Sombany Wm 0 088 ar D.C. L 

Of Comma. Om Vann Ranh Cal.... LAP. 5110* 3' MC. L 

- OP Cisom a. liwpartur AMMO& 111314  

CS Own calm/Wan $ationellescinsa 1 Gal 30.  0.C. L. 

- Co Ceanul• Womble Noe Mara 51381 36.  D.C. L 
EC Ernie nefonaos Caftan Eattlman, 1 Gal 36.  D.C. L 

- 69 tpliablarn nal. [safari. Andaa 21304 36.  D.C. L 
avant 

IT.TZ.; 

11111 a a a a a 

 

re$0•01.1•1•4 AMA Faso* Own 24• O.C. IN 

88* 90 m am int. Rea rescue Lamm LW 0.C. L. 

7P imam puma Callomb Gray Rush Limas 000.C. Pt 

IN 10* Mayalino 5. Diem Marsh Sow 113.1 6.  D.C. L 

.../.7,1 SA SPAM aututrovelif NAP., Naar GM. *1304 24^ 0.C. IN 

..\\,,. “Pm•MPin ,  p. Vadflain' Cnreplmi Malmo.. 1 Gal 6' 0.C. L 

RC Renlaary• [Mks. PlatIpa Ptopv 21388 RP D.C. L 

• , • , • •. 
. . . 

SM Samna narmasom Skie CaMksocim 4' Pots lir 0 C. L 

.......): 11. Trtchomma Ammo Woulty Woe Corm 5(84 36" 0.0 PP 

Rea PROTECTION NOTEs IM Mara MAte.11 Dm Men *Mama anti anando4 In cancamsotalth Fin Protchalan Plan 
immannians as pancnbetlIn moan anginal ta Dudek detal awl 2012. 
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PERIMETER STREETS - VINE SCHEDULE 
SYMBOL BOTANICAL NAME COMMON NAME SIZE WUCOLS 

. thutIonbergb sloboaa Potpie Vino LAN 5 GB. 1 

WUCOLS NOM 
Use CLISORCOOOn of tondo:ape Species, ts a Owner/by of Cosfortila Cooperators 

anat.. gad& to the voter naeds of the 1014011.0. 040*. 
00IC01.5. Wow 
Niternion publication 

PERIMETER STREETS - TREE SCHEDULE 
SYMBOL BOTANICAL NAME COMMON NAME TRUNK SIZE WUCOLS 

0 Networrieles ertnalfoge Towel Mold zr ao. I. 

0 Carob ocodentelis Western ROTOLO Nuel 241.e, I. 

0 liatorne econfolla London None Tow WI 24" Sox N 

0 Nouns memos* Western $ycamore SW. 20-  Bob N 

0 Quenon egnfolb Coast Use Oak NM.* 
20' Ike, 
36' lbw 
WY DOR 

I. 

0 Queson ognesila (1.111 (11,. Oek Natunat ze e. 1 

TIRE PROTECTION NOTE, 
been 1540104 104 arranged in cootpiance 

by Dodge dated Apo 2013. 
rah lire P10tAC100 Moo requirements as wesonbed In 

Species, 0e tiolvotsky of CeNtinfie CooperatWe 
needs of tbe tandem* plans. 

*0 .00. base 
Neat MOONS 
WOMB NOTE. 
WUCOLS. Water Lbe Oestiftealon of landscape 
Estonsian pubbontos mod is • guide to Me %War 

PERIMETER STREETS- SHRUB SCHEDULE 

55048. ABR. BOTANICAL NAME COMMON NAME SIZE SPACING WUCOLS 
— AT E9 00 .0001." forme ewe 5001 3000.C. I 

A0 AmoaTanteas I. 2300 GOTT Kangaroo Pew 5 G.I 300 0.C. L 
- aux arbeos tondo "Coosear Dorf Strosiberrs Tree $ 0.10 OF 0.C. I. 

117..--.. 
r.r..=r.: Cr Comelbus oh. Volker •bnr CATIONAIR MR .504 10.C. I. 

CT Cotos s. 1 ,1001Haar Roderes• 504 36.  O.C. L 

CS 010311331•000,s SeOrleal I1/4410011 0 00 3000.0. 

t.  CA CrOisola enieesea 344. 5001 5 54 313.  0.C. 1. 
— EC *00 1.1400* 0404.0. Wittbbodi 300 36' 0.C. 1 

EP 0004000 0111040 Conform Rodeo Igat 3000.0. L 
00901 

1•0•• RI 01000 10.0154 Ati“ Femme liners 24.  OZ. kI 

1  IA; i:::44.: FR Motu. mbra Red Fon= VARY ID" 0.0. 1 

1117 11,  Tuna. THAWS Cailbr Gras Nob Linws Ir 0.C. M 

• • TH Tra AarcOmla gen 0Mna /M D050 ash RAW 1001 6. 0.0. I 

< 5A 5000* 00.01004 Aoty.f. MOM COMM 100 Ir 0.C. 

... \ 3, „`• 
MP hlyoprom p. Volfitoni 0ree0o2 **Wu. 1G1 40.0. 1 

RC Ramsey* cotateri Neil)* Poop, 3 Oat eV 0.0. L 

SP1 &mem martaralsuo 000040400 00 0,01 100 o.c. I. 

11 T040SW. 101NOSio WA* Woe Cork 504 3000.0. ta 

ETRE INOTIONNI NMI *0 000 notenel has tom 10110101 MO Mnaomi IA contrOmmarr10 Nee Protection Plan 
Weed Apr/ 2013. nowneeents to unbowed b. noon ;sawed te Dudek 

MINIM 

1174 MATCHLINE 
‘' SEE ABOVE 

2. 

-W ..:4 M111111111 
r! MA LINE - 
II SEE SHEET L-9 

41. 

O' 1O.  20' 
Soolo: P.20 ,17 

HATCHLINE - 
SEE SHEET L-7 
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PERIMETER STREETS - SHRUB SCHEDULE 

SYMB. ABR. BOTANICAL NAME COMMON NAME SIZE SPACING YRICOLS 
AT Agana atom.. Pastall Papua 5 Cad 36.  0.C. L 

— All Ankyawattnes I Alle GOO Sanaa.. Pee 5 Gal NY 04. L 
— AUC Arts.. mono 'Compacte Dwarf Strawberry hee 5 Gal 4$0.t L. 

CV COTIOtbOS GIL 'Tanis. Wont* ............. 

 

California Lilac s (3. 5' 0.C. I. 

CP Claw x. 'Porpoises' Rodnase 5 Can 36* 0.C. I 

6.0.• ***NI CS Cetus solvIlobous &wale. Redraw 1 Gal 30* 04. I 

— CA Crass...pence* Jane Plant SON 3.5.  0.C. I. 
— EC Welke adifenwe Calibrnia Bettlabissa i Gal 36' 0.C. L 
-- In OM.. cancan Csatonsla familia I Gal 36.  04. L 

oboe, 
FPI Festwa intik. ANC Fame Utters 24.  04. In 

A,1,,W 
ja-La-~ 
reie-o-o-a 

PR Pesos. rubra Red Fescue Lions tti.  0.C. L 

lifff ps hakes patens Califon* Gray Rol. /inns 184  0.C. 14 

RI Pm bayeslan• Sin Popo MN. NON 1 Gal 6' O.C. I. 

SA Seslerle adassinats Maim Moor Grass 10.1 240.C. el 

.k.....:7i.„ . eteoponan p. Patibusiin Cramp PINIPoraw I 6. 6 MC 1 

— RC Renews* c.sked NW* PonPr 1 Gal all.  0,0. L 
. . . . 
, •. • ...* .. 

. . 
Sle Senedo mandrels.. Blue Cliallisilces P. Pon ur 04. L 

lanatuns Intadly Blue Curls S Gal 36.  04. 14 

MN POOTECTION NOTE, AS plant amidat It.. beta selected N. snooped . complience PRA Fin Motto*. Nan 
dated Aped 2013. rewaraments as oniscresed In risen P.Parad by Duda 

PERIMETER STREETS - VINE SCHEDULE 

SYMBOL BOTANICAL NAME COMMON NAME SIZE WLICOLS 

,.._00-.... Nardenbenpa snobosa Purge Vbss lilac 5 Gal I. 

NM/UM 
Use Oessification of landscape 

and Pie geld* to the water 
CCernallne WUCOLS, Watee 

Esternlon publkauon 
Spedrs, is • UnionsitY .1 0611515 
needs SI N. landscape plants. 

40  0) 050 
014 

amp 

x 

r 
41M •••••• • Pr.r. 

PERIMETER STREETS - TREE SCHEDULE 

SYMBOL BOTANICAL NAME COMMON NAME TRUNK SIZE WUCOIS 

0 1 lee a/Outdoes Toyon Multi 24101t I 

0 ON. occitlentalls Western Redood Mel TIC Box L. 

0 Pletanus ^contd. London Plana Tree Std. 24' Box N 

0 Pita.. raCitroola Wastani Sycamore ltd. TA DM 01 

St. 
3111,7 Quintus apt... Coast lire Oak Natune 

2.1.  B. 
36' Box 
48" 110X I 

i 

0 Querns welfare Coast Line Oaa Nat.. NI' Lica L 

PORE PROTECTION MOTEL 
web Piro Protection Nan re.ilneneitts as prescribed in 

Soedes, ha Univarfilty . Callearifia Cooper... 
needs of the landscape plants. 

Al trees hex 
swore lasitimul 
YISE2aetffinn 

been selected and armload In compliance 
by OW* dated ARV 3013, 

MOMS, Water Use CANIVIcatan of Landscape 
FAIIIISIell publication and is a bald. to OM raw 

• 
4-6Aojt 

V • 

0' 10' IV 401  

L-9 

PROPOSED PROJECT 
SUB 13-0002 

LANDSCAPE PLAN 



4 



AIL LE 

OWAIRm 
00- - 

jx„i.ircto0,-- 

te ref' 
r 

I ' 
I ; z 

i 1  



ill  

KEY MAP 

HAMI TON LANE 

N T 5 
L-12 

INTERIOR STREETS - SHRUB SCHEDULE 
SYMB. ABBR. BOTANICAL NAME COMMON NAME SIZE SPACING WUCOLS 

AT AEA** tattentata faded Agave BPI 360.C. L 
AL Aloe abases* Toren aibe 5014 24' 0.C. I. 

— CY Ceases eh. 'Tanks PionY CaliternAk Lilac 5014 er O.C. I. 
— CP CAA. X. Isaias .  Roans 5 0.5 36* o,c. t. 

EC Vvcalla arIbvm., C.agosie Breads* 10.1 36.  0.C. L 
oyes ,  

rooOrty FS AtAuconudrat AdafferiCtre 3 PI 24" 0.C. N 
....70AP,.; 

AritUra rubs Nod Fess, 5 PI UP 0.0. • L 

P/4 Pi ha /aye:dans Son Diego Mash Mar 1 Gal 6' 0.C. I. 

• 
3P >AKIO paeans Carona. Gs Rush 5 Gal 24.  OZ. PI 

LL %LWOW laantelet U06"1 *I 5014 45"0.0 N 
SA Segeria autuanres AeSsin Mos Gress *014 24-  0.C. N 

....\.: \ks‘..... 
\.1.,.., 

Po Nyasa, p. 'Peollosr Creeping Nyoponon 

— 

10.5 V Q.C. L 

NC %tyres eases Paedic Wee myrtle 50.5 30' O.C. I. 
- RC Roses careen Wails Poser 10.1 4a. 0.C. L 

ROO Rifts oibandheis 'Sooners 
Masa' 

San Diego Oases 
Currant 1 Gal 01" 0.C. L 

*. 
. ' 514 Senego reardrallese Blue Clalkstias 1 PI 12' 0.C. I. 

•• 11 Tnecosteens lanais Wooer Ws OS 5 CS 36' O.C. 14 

WM PROTIKTION NDTh All plant staled nes been sleeted and renewed in cosmos, with Noe Nests Plan 
050* Aprh 7013. OALLAntAtt. At 554 .sthel In .03A. Famed by 15456 

INTERIOR STREETS - TREE SCHEDULE 

SYMBOL BOTANICAL NAME COMMON NAME TRUNK SIZE WUCOIS 

0 Cerra% occidentalfs Western Recast ISM 24' Box L 

4:2) Platarttle samosa Western Sycomore Ste' W.  50x 
36' Bar 14 

Quays agrdoIN Coast the Orie Naboal 
24' Box 
36` Box 
41F' Box 

L 

0 guess aprifoila Cost Us Oak Natural 24' Box 1. 

0 Quietus liex 14555 0.1. Std. 24' Box 
VP Bea L 

fEMBIELIKERZWISOL 
NS Ns Pretends Flan rosiness% as preseibed in 

Seeds 

All VOW bare been selected and wronged In ospflance 
report prepared by Chodelt dated *556 2013. 
WUCO55 WSW  Pieter Use aantficallon of Landscope 

TREE MITIGATION LEGEND 
Total Mitigation Trees : 460 
Total Trees 24' Box or larger Provided : 465 
Total Mitigation Trees 24" Box or larger on this sheet 21 
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INTERIOR STREETS - TREE SCHEDULE 
SYMBOL BOTANICAL NAME COMMON NAME TRUNK SIZE WUCOLS 

0 Cerds occIdentalis Western Redbud Multi 24' Box I. 

0 Platanus ramose Western Sycamore Std ' 
24' Box 
36" Box f4 

lirill0 
Quercus agrifolla Coast Live Oak Natural 

24" Box 
36' Box 
48' Box 

L.  

0 Quercus agrifolia Coast Live Oak Natural 24' Box 1 

0 Quercus ilex Hay Oak Std. 24' Box 
36* Box L 

FIRE PROTECTION NOTE: 
with Fire Protection Plan requirements as prescribed in 

Species 

All trees have been selected and arranged in compliance 
report prepared by Dudek dated April 2013. 
WUCOIS NOTE: Water Use Classification of Landscape L-13 

TREE MITIGATION LEGEND 
Total Mitigation Trees: 460 
Total Trees 24" Box or Larger Provided : 465 
Total Mitigation Trees 24" Box or larger on this Sheet: 10 

PLANTING SCHEDULE NOTE 
RRCer to sheet 1-12 for 1SAerior Street - Shrub Schedule. 
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INTER/OR MEETS - TREE SCHEDULE 

SYMBOL BOTANICAL NAME COMMON NAME TRUNK SIZE WUCOIS 

0 cards occideetala Western Redbod Mold 24.  box L 

0 Matsnus memo. Weston Syombore Sod, 24.  box 
36' box m 

1 rill (Immo oprifere Come Uve Oak Newell 
24' (lox 
36.  Box 
41).  Mx 

L 

0 OuerCui Surdelle Coast We OA 24' Box 1 

0 DM.= Ilex 000y O* Std. 24.  Box 
36" box L 

NU PROTICTION NOM 
with Fire Nem:Pots Plan requirements ea presolbed in 

Species 

All 1mA More Med tatbetbd add &Matted in Coolpliante 
report prepared by Dudek dated *441 2011 
VAICOLS NOM Water Use Classaleadere of Landscape 

PLANTING SCHEDULE NOTE 
RRCer to sheet LIZ or ISAerlor Street - Shrub Schedule. 

TREE MITIGATION LEGEND 
Total Mitigation Trees : 460 
Total Trees 24" Box or Larger Provided : 465 
Total Mitigation Trees 24' Box or larger on this sheet; 25 

KEY MAP 

N 1.1 
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WORK 

INTERIOR STREETS - TREE SCHEDULE 

SYMBOL BOTANICAL NAME COMMON NAME TRUNK SIZE WUCOLS 

C) Circle accIdentalla Western WNW M.,01 24.  Box 1. 

® Weston, Sycamore Std • 
24. Bo* 
36.  Boa r4 Platarers rammosa 

6 Quer= owbble Coin Um O ak Natural 
wen, 
36.  Box 
46'0 

I. 

0 QUWCUS egreolla Coast U.N. Oak WWII 24* Box U. 

0 Quotes Um Molly Oak 5W ' 
24.• Boa 
36.  Boa L 

ElatnannELBSCIA 
Mtn Rre Protecbon Plan requiremeats as presaleml in 

Spoon 

AA trees hem been selectee and emerged m compliance 
report /mewed Sr Dudek dated Apra 2013. 
MUCOUS NOM  Wage LIM Clemencetkel N .  landlome 

PLANTING SCHEDULE NOTE 

  

RRCer to sheet L-12 for ISAertor Street - Shrub Schedule. 

  

TREE MITIGATION LEGEND 

  

Total Mitigation Trees : 460 
Total Trees 24' Box or Larger Provided: 465 
Total Mitigation Trees 24" Box or larger on this sheet: 11 
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TREE MITIGATION LEGEND 
Total Mitigation Trees ; 460 
Total Trees 24 .' Box Or Larger Provided : 465 
Total Mitigation Trees 24" Box or larger on this sheet 26 

PLANTING SCHEDULE NOTE 
RRCer to sheet L-I2 for ISAerior Street - Shrub Schedule. 

INTERIOR STREETS - TREE SCHEDULE 
SYMBOL BOTANICAL NAME COMMON NAME TRUNK SIZE WUCOl-5 

0 Cards ocildontalis Western Recited Multi ze Box L 

® Platanus racemes& Western Sycamore Std. Box 
311- Box N24" 

714111  
Qntusue aprifotia Coast Live Oak Menne 

24. Om 
36 " Box 
48' Box 

L.  

0 (Moms agritolio Coast Uve Oak Natural 24" Box I. 

0 

Dligneranalligal 

Quercus Pror HoPy Oak SM. 24' Box 
31r Bex I 

AS trees have been selected and arranged in compliance HMI Ric Motactidi Plan requirements at proscribed In 
report prepared by Dudek dated AprO 2013. 
WUCOLS NOT& Water Use Classification of Landscape Species 
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PLANTING LEGEND 

ESP. 
GAL 
G.C. 
HT. 
LA. 
O.C. 
SPEC. 
STO. 

Espaliered 
Gallon Container 
Ground Cover 
Height 
Landscape Architect 
On Center 
Specimen 
Standard 

PLANTING KEY 

M. 
See Legend 

Size of plant, 
gallon or box size MY 

\ • Quantity 

TYPICAL FRONT - SHRUB SCHEDULE 
SYMB. Met BOTANICAL NAME COMMON NAPIE SIZE SPACING LVUOOtS 

0 PT Agree Wow= 'Wad POWs 50.4 .W 0,C 
. . cr Canht hwikal• magi Caw 1 Gat IT 0.0 L 

ED Ci Wdadlw cowry Loc 1 WI dr 0.C. 0. Wawa woe 
" dIdir , 
•;;• . Cd Odus p..Purpwur *maw 5 Gai 36.  0.C. L 

1111 Iii cc Dian•da dome •ednq mfrof lio• 14MIl lee I CAR Ze 0.C. L 

••••Vid: r. !Wpm WSW. 040 Pow* 11361 34" 0.M. Pt 

40 PC tWocerws *Wm 120.1 64 Show deradwy **nem 

s .\\...‘,. 

\\\k•S‘ 'C  Pft"'"'''. 
Creerberer 5110 36'OC L 

KN;s1S. Sedwa 160.00* whew Moor Wass 40.1 26' 0.0 P. 

01 Wade =Widow "... • ....: • 

 

Ow CAWsdeis vv. II 0.C. L 

.'• 
OS wwwwp duke. Cow wwwwv 504 36` 0.0 L. 

,SRI PROTICTION NOM AB Act 'MEOW hat wen Wetted old wowed in wuphenee pith Red Pronwion SW 
Wed Api 2013. 5*W1W0 w Pwadd0 ...OW WOW do 0,5244 

INTERIOR STREETS - TREE SCHEDULE 

SYMBOL BOTANICAL NAME COMMON NAME TRUNK SIZE WUCOLS 

CI Cerels wddentald Wendy, Redbud Multi 24 5e. L 

0  Pbtsauf drawl= We0116 %WM,* Std. 2C Sox 
36.  11ox PI 

&TA W.W.II,  WHOP Cowl 1.1w Osk 16146111 
24' 046 
36'5e. sr BO* 

I  

0 Quenad agretgis Cow I.He OA PlaRawl 24.  Ow L 

0 Queuo NO nay Oee Sol an enx 
36. Box L 

PSI! PROWICTION MOM 
Mdh fire Probstou* dim heiddreduddi ON p0025.20.4 

Wades 

All trees haw been Waded add wadded In 54w41ian54 
,66Ort W.W.I W Dudek dated Aped 2013. 
MAIMS NOM  VW.. use Classification of Leadscow 

NOTE: 
This exhibit is intended only to provide guidance and does not reflect final landscaping decisions made by 
homeowners In accordance with deed restrictions and CC&R's. 



Mitigation Monitoring and Reporting Program for 
the Oak Creek Project Reduced Residential 

Footprint Alternative 
City File: SUB 13-0002, PHG 13-0017, ENV 13-0006 

SCH # 2014041092 
January 6, 2015 

Oak Creek Project Final EIR - MMRP January 6, 2015 
Rafa61 



January 6,2015 



Oak Creek Project Final EIR - MMRP January 6,2015 

P9i6583  



MITIGATION MONITORING AND REPORTING PROGRAM 

Mitigation Monitoring and ReportingProgram 

Mitigation Measures Implementation Action Method of 
Verification Timing of Verification Responsible 

Agency/Party 
Verification  

Date 
AIR QUALITY 

Air-1 Construction Dust Control Measures. The on-site construction Require that the specified Plan check and Site Prior to the issuance of City of Escondido 
superintendent shall ensure implementation of standard best management measures be implemented inspection any grading or building Engineering 
practices to reduce the emissions of fugitive dust during all grading and site during grading activities for permit and At site Services-Field 
preparation activities including, but not limited to, the following actions: future development inspection Engineering 
1. Water any exposed soil areas a minimum of twice per day, or as allowed 

under any imposed drought restrictions. On windy days or when fugitive 
dust can be observed leaving the construction site, additional water shall 
be applied at a frequency to be determined by the on-site construction 
superintendent. 

Projects. Section 

2. Temporary hydroseeding with irrigation shall be implemented on all 
graded areas on slopes, and areas of cleared vegetation shall be 
revegetated as soon as possible following grading activities in areas that 
will remain in a disturbed condition (but will not be subject to further 
construction activities) for a period greater than three months during the 
construction phase. 

3. Operate all vehicles on the construction site at speeds less than 15 miles 
per hour. 

4. Cover all stockpiles that will not be utilized within three days with plastic 
or equivalent material, to be determined by the on-site construction 
superintendent, or spray them with a non-toxic chemical stabilizer. 

5. If a street sweeper is used to remove any track-out/carry-out, only PM10 -
efficient street sweepers certified to meet the most current South Coast 
Air Quality Management District Rule 1186 requirements shall be used. 
The use of blowers for removal of track-out/carry-out is prohibited under 
any circumstances. 

6. Grading shall be terminated when winds exceed 25 mph. 
7. Sweepers, wheel washers and water trucks shall be used to control dust 

and debris at public street access points. 
8. Internal construction-roadways will be stabilized by paving, chip sealing or 

chemicals after rough grading. 
9. Non-toxic soil stabilizers shall be applied according to manufacturer's 

specification to all inactive construction areas. 

U'RS January 6,2015 Oak Creek Project Final EIR - MMRP 
Page 4 
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MITIGATION MONITORING AND REPORTING PROGRAM 

Mitigation Monitoring and ReportingProgram 

Mitigation Measures Implementation Action Method of 
Verification Timing of Verification Responsible 

Agency/Party 
Verification 

Date 
Bio-5 The Project applicant shall be required to obtain wetland permits and Require that the specified Plan check and Site Prior to the issuance of City of Escondido 
approvals for impacts to USACE and California Department of Fish and Wildlife measures be implemented inspection any grading or building Engineering 
(CDFW) jurisdictional areas. See Table 5.4-9 for a summary of mitigation prior to, and during grading permit and At site Services-Field 
requirements for jurisdictional areas. Impacts to southern willow riparian activities for future inspection Engineering 
forest, southern coast live oak riparian forest, and coast live oak woodland 
jurisdictional habitats are anticipated to require a 3:1 mitigation ratio through 
creation and/or restoration and/or enhancement of riparian or oak woodland 
habitat on site. Impacts to CDFW eucalyptus woodland and non-wetland 

development projects. Section 

Waters of the U.S./CDFW streambeds shall be mitigated through 
creation/restoration at a 1:1 ratio. This will require creation/restoration of 
approximately 0.07 acre of drainages, of which a minimum of 0.07 acre must be 
USACE jurisdictional. Wetland mitigation is proposed to occur within the 9.8 
acres of open space along existing on-site drainages, with final mitigation 
requirements to be determined by the resource agencies through the 
permitting process. On-site mitigation is proposed to consist of recontouring a 
portion of the stream channel, removal of non-native species, and 
seeding/planting with a mix of native shrubs and trees. A detailed restoration, 
maintenance and monitoring plan shall be prepared by a qualified restoration 
ecologist/biologist and shall be approved by the City prior to issuance of a 
grading permit. More detail information regarding the performance standards 
that will be used in the implementation of this mitigation measure is provided 
in the Riparian Habitat Mitigation Plan for the Oak Creek Project found in 
Appendix G of the Biological Technical Report, which is Appendix F in the Final 
EIR. 
The biological open space lots would be preserved in their natural state within 
a permanent conservation easement and mechanism for privately funded on- 
going maintenance managed in perpetuity for biological resource values by the 
HOA. Conserved areas on site would be placed in an open space easement and 
managed through funding provided by the Project's Homeowners Association 
(HOA), with management overseen by a qualified biologist/resource manager. 

January 6, 2015 



MITIGATION MONITORING AND REPORTING PROGRAM 

Mitigation Monitoring and Reporting Program 

Mitigation Measures Implementation Action Method of 
Verification 

Responsible 
Agency/Party 

Verification 
Date 

Timing of Verification 

Table 5.4-9 

Jurisdictional Area Ratio 
MACE'  CDFW 

Impacts Mitigation Impacts Mitigation 

Southern willow riparian forest 3:1 0.05 0.15 0.23 0.69 

Southern coast live oak riparian forest 3:1 -- -- 0.04 0.12 

Coast live oak woodland 3:1 -- -- 0.27 0.81 

Eucalyptus woodland 1:1 -- -- 0.02 0.02 

Non-wetland Waters of the U.S / Streambed 1:1 0.07 0.07 0.04 0.04 

Total -- 0.12 0.22 0.60 1.68 

Note: Areas are presented in acre(s) rounded to the nearest 0.01. 
1 USACE is a subset of the CDFW jurisdiction. 
Source: Helix Environmental 2014 

Bio-6 Prior to the issuance of grading permits, the Project applicant shall submit 
a Conceptual Habitat Restoration Plan (CHRP) to the City Community 
Development Department for review and approval. The CHRP, which is 
described more fully in Appendix C Tree Management and Preservation Plan, 
shall be a cohesive restoration and monitoring plan that addresses site-wide 
restoration/mitigation efforts and includes a tree planting, canopy cover goal, 
and monitoring component. The CHRP shall specify native oak, willow, 
sycamore, and cottonwood tree planting details, locations, and long-term 
maintenance and monitoring for the mitigation of trees. The CHRP shall be 
used to prepare bidding construction documents for site preparation, tree 
installation, and maintenance. The CHRP shall require that a knowledgeable 
arborist or biologist be retained to monitor mitigation tree plantings for a 
period of five years. The CHRP also shall outline reporting protocols and 
standards for mitigation tree replacement, should it be necessary if canopy 
cover goals are not being achieved. Table 5.4-13, Landscape Tree Replacement 
Calculation, identifies the total number of plantings required to meet the intent 

Prior to the issuance of 
any grading or building 
permit and At site 
inspection 

City of Escondido 
Engineering 
Services-Field 
Engineering 
Section 

  

Require that the specified 
measures be implemented 
prior to grading activities 
for future development 
projects. 

Plan check and Site 
inspection 

URS January 6, 2015 Oak Creek Project Final EIR - MMRP 
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MITIGATION MONITORING AND REPORTING PROGRAM 

Mitigation Monitoring and Reporting Program 

Mitigation Measures Implementation Action Method of 
Verification 

Responsible 
Agency/Party 

Verification 
Date 

liming of Verification 

of the City's tree protection and replacement requirements. Upon approval of 
the CHRP, the Project applicant shall implement the plan. Implementation of 
the CHRP shall achieve at a minimum 2:1 replacement of trees at the end of 
five years. 

Table 5.4-13 

Impacted Tree Type Grading 
Related Replacement Ratio Replacement Species1 Total Number Replacement 

Trees 2 

Cedrus deodora 1 1:1 -- 
N 

1 
Eucalyptus camaldulensis _ 38 1:1 -- 38 
Eucalyptus cinerea 2 1:1 — 2 
Eucalyptuscladocylax 2 1:1 -- _ . 2 
Fraxinus uhdei 2 1:1 -- 2 
Olea eurpea 37 1:1 .  -- 37 
Phoenix canariensis . 2 1:1 _ -- 2 
Pin us elderica . 3 1:1 _ -- 3 
Quercus agrifolia (protected) 97 2:1 -- 194 
Q. agrifolia (mature) -  98 1:1 -- 98 
Q. englemanii (protected) _ 3 2:1 . -- 6 
Q. englemanii (mature) 3 1:1 -- . 3 
Salix goodingii 18 1:1 -- _ _ 18 
Salix lasiolepis 11 1:1 -- 11 
Schinus molle _ 2 1:1 — 2 
S. terebenthifolius 7 1:1 — _ 7 
Ulmas parvifolia 1:1 3 
Washingtonia robusta 24 1:1 — 24 
Minimum Required Escondido Mitigation Tree Plantings _ 453 
Minimum Proposed Landscape Plantings 453 
Minimum Proposed Habitat Area Tree Plantings 1,500 to 2,000 
1 Replacement species will be a combination of native oak, sycamore, willow, and cottonwood in the riparian areas and native oak and other 
landscape trees within the urbanized area of the Project. 
2  Total replacement trees include coast live oak and other suitable native or ornamental species that would be planted to comply with Section 
33-1069 of the City's Municipal Code, as well as trees that would be provided to mitigate habitat impacts as required in mitigation measures Bio- 
4 and Bio-5. 
Source: Dudek 2014 

URS January 6,2015 Oak Creek Project Final EIR - MMRP 
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MITIGATION MONITORING AND REPORTING PROGRAM 

Mitigation Monitoring and ReportingProgram 

Mitigation Measures Implementation Action Method of 
Verification Timing of Verification Responsible 

Agency/Party 
Verification 

Date 
CULTURAL RESOURCES 

Cul-1 The following mitigation monitoring program shall be implemented to Require that the specified Department Prior to project approval City of Escondido Require that 
address potential impacts to undiscovered buried archaeological resources measures be implemented review and Community the significant 
within the project site and off site. This program shall include, but not be prior to, and during grading approval Development archaeological 
limited to, the following actions: activities for future Department — resources be 
1. Prior to issuance of a grading permit, the applicant shall provide written 

verification to the City that a qualified archaeologist has been retained to 
implement the monitoring program. This verification shall be presented in 
a letter from the Project archaeologist to the lead agency. The City, prior 
to any pre-construction meeting, shall approve all persons involved in the 
monitoring program, including, a qualified Native American monitor. 

development projects. 

. 

Planning Division preserved or 
adequately 
mitigated. 

2. The qualified archaeologist shall attend the pre-grading meeting with the 
contractors to explain and coordinate the requirements of the monitoring 
program. 

3. During the original cutting of previously undisturbed deposits, the 
archaeological monitor(s) shall be on site full-time to perform periodic 
inspections of the excavations. The frequency of inspections shall depend 
on the rate of excavation, the materials excavated, and the presence and 
abundance of artifacts and features. 

4. A Native American monitor shall accompany the archaeologist monitor 
during all times that the archaeological monitor(s) is on site. 

5. Isolates and clearly non-significant deposits shall be minimally 
documented in the field so the monitored grading can proceed. 

6. In the event that previously unidentified cultural resources are discovered, 
the archaeologist shall have the authority to divert or temporarily halt 
ground disturbance operation in the area of discovery to allow for the 
evaluation of potentially significant cultural resources. The archaeologist 
shall contact the City's Project manager at the time of discovery of 
previously unidentified cultural resources within the project site. The 
archaeologist, in consultation with the City's Project manager, shall 
determine the significance of the discovered resources. The City must 
concur with the evaluation before construction activities will be allowed to 
resume in the affected area. For significant cultural resources, a Research 
Design and Data Recovery Program to mitigate impacts shall be prepared 
by the consulting archaeologist and approved by the lead agency, then 
carried out using professional archaeological methods. The archaeologist 
shall contact the County DPR Resource Management Division and County 
Archaeologist at the time of discovery of previously unidentified cultural 
resources within off-site construction areas. 

URS January 6.2015 Oak Creek Project Final EIR - MMRP 
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Mitigation Monitoring and Reporting Program 

Mitigation Measures Implementation Action Method of 
Verification liming of Verification Responsible 

Agency/Party 
Verification 

Date 
2.  Prior to issuance of a grading permit for the selected remedial method 

(options 1, 2, or 3), any areas proposed for disturbance on the project 
site where previous hazardous materials releases have occurred must be 
mitigated in accordance with the requirements of the overseeing 
regulatory agency (DTSC, RWQCB or CDFW, as appropriate) for the 
proposed residential use of the site. All proposed groundbreaking 
activities within areas of identified or suspected contamination shall be 
conducted according to a site-specific health and safety plan, prepared by 
a licensed professional in accordance with California Division of 
Occupational Safety and Health (Cal OHSA) regulations (contained in Title 
8 of the California Code of Regulations) to protect the public and all 
workers in the construction area prior to the commencement of 
groundbreaking. 

3.  Following completion of the selected remedial method, the project 
applicant shall seek and obtain written regulatory closure letter from the 
DTSC specifying that no further action is necessary in regard to the TPH-
and arsenic-impacted soil. Overseeing Agencies: DTSC, along with CDFW 
and RWQCB for portions of the project site near the creek. 

4.  The transportation of the exported soil is included as part of the grading 
activities associated with the Project and is described in Section 4.3.3, 
Site and Infrastructure Improvements and is addressed in Sections 5.3 Air 
Quality, 5.11 Noise and 5.14 Transportation and Traffic. 

January 6, 2015 



Mitigation Monitoring and Reporting Program 

Mitigation Measures Implementation Action Method f o 
Verification Timing of Verification Responsible 

Agency/Party 
Verification  

Date 
5. Regarding potential dust migration impacts associated with the 

excavation, loading and transport of contaminated soils, all trucks 
transporting soil or waste shall comply with 22 California Code of 
Regulations (CCR) Part 66263.16, Standards Applicable to Transporters of 
Hazardous Waste. The following mitigation measures that will be 
implemented include but are not limited to: 
a. Dust monitoring shall be conducted during loading of contaminated 

soil in conformance with the procedures and standards described 
below under mitigation measure Haz-4. 

b. Water shall be used for dust suppression, if necessary. 
c. Transport trucks shall have the contaminated soils loads covered 

with a retractable during transportation; 
d. Transport trucks shall have at a minimum one foot of freeboard with 

the truck is loaded to prevent spillage. 
e. Standard SWPPP procedures described in Section 5.9.3.1 Issue 1: 

Water Quality Standards and Requirements shall be implemented to 
prevent the migration of contaminated soil from the project site, 
such as installation of devices specially designed to clear tires of 
sediment and hold it for later cleanout. 

6. Potential human health risk mitigation measures would include the 
installation of soil vapor barriers beneath proposed building structures to 
prevent soil vapor intrusion if the vapor levels exceed regulatory 
standards. Additionally, the pockets of soil impacted by petroleum 
hydrocarbons and/or by heavy metals at concentrations above regional 
background levels will be mitigated through a removal action with either 
on-site strategic placement to eliminate the exposure pathway or off-site 
disposal at a suitable landfill. 

7. The truck haul route for the export of contaminated soils will head north 
from the project site along Felicita Road to Gamble Lane and then to 
Interstate 15. The return route would follow the same roadways. 

Haz-4 This measure addresses potential health impacts from exposure to 
contaminated dust during construction, both for workers at the Project and 
for residents around the Project during construction. This measure would take 
place during grading activities associated with remediating the contaminated 
soils on site and it would be monitored by a qualified hazardous materials 
specialist. The features of the measure are as follows. 

URS January 6,2015 Oak Creek Project Final EIR - MMRP 
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Mitigation Monitoring and ReportingProgram 

Mitigation Measures implementation Action 

- - 
Method of 

Verification Timing of Verification Responsible 
Agency/Party 

Verification  
Date 

5. If, during the excavation activities, monitoring results indicate 
contaminant levels that are 75 percent or more of the lowest identified 
fugitive dust health-based air action level derived (as specified above), 
the following dust mitigation measures will be employed: 
a. Water (or another non-hazardous agent) will be applied to exposed 

soil to prevent dust migration from arising during earth movement 
activities (e.g., excavation and/or grading); 

b. Water will be applied to stockpiled soil, which will also be covered 
with plastic sheeting to prevent dust migration; and 

During periods of high wind (i.e., instantaneous wind speeds exceeding 25 
miles per hour as measured by an anemometer), earth movement activities 
will be discontinued until wind speeds decrease to speeds less than 25 miles 
per hour. The 25 mile per hour standard is set forth at page 403-3 of the South 
Coast Air Quality District (SCAQMD) Rule 403 and was selected as the nearest 
applicable standard (because San Diego County does not have published 
standards regarding maximum wind speeds). SCAQMD Rule 403 is available at 
the following address: http://www.aqmd.gov/search?q=Rule  403. 

Haz-4a As required by the DISC, the applicant will include a deed restriction 
on the title for the Project that prohibits the use of groundwater at the project 
site for any purpose including, without limitation, any extraction of 
groundwater. 

Require that the specified 
measures be implemented 
during grading activities for 
future development 
projects. 

Plan check Prior to the issuance of 
any grading or building 
permit 

City of Escondido 
Engineering 
Services 
Department 

Haz-5 Prior to the start of construction, the construction contractor shall 
notify the Escondido Police Department of the location, timing and duration of 
any lane closure(s) on Felicita Road, or any other road in the project area, due 
to project construction activities. If determined necessary by the Police 
Department, local emergency services, including the Escondido Fire 
Department and appropriate ambulance services, shall also be notified of the 
lane closure(s). 

Require that the specified 
measures be implemented 
during grading activities for 
future development 
projects. 

Plan check and Site 
inspection 

Prior to the issuance of 
any grading or building 
permit and At site 
inspection 

City of Escondido 
Engineering 
Services 
Department - 
Field Engineering 
Section 
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Mitigation Monitoring and Reporting Program 

Mitigation Measures Implementation Action Method of 
Verification Timing of Verification Responsible 

Agency/Party 
Verification  

Date 
HYDROLOGY AND WATER QUALITY 

_ 
Hydro-1 A Letter of Map Revision (LOMR) certifying that all houses within the 
Project been elevated above the base flood level of the 100-year floodplain is 
required from the Federal Emergency Management Agency. The Project is 
required to model stormwater flow through the channel system as part of final 
Project engineering to meet FEMA requirements. 

Require that the specified 
measures be implemented 
during grading activities for 
future development 
projects. 

Plan check and Site 
inspection 

Prior to the issuance of 
any grading or building 
permit 

City of Escondido 
Engineering 
Services 
Department — 
Field Engineering 
Section 

Hydro-2 Impervious Cover on Homeowners Lots - The sizing for the on-site Require that the specified 
measures be implemented 
as part of future HOA or 
homeowner permitted 
development projects. 

Plan check and Site 
inspection 

Prior to the issuance of 
any grading or building 
permit 

City of Escondido 
Engineering 
Services 
Department — 
Field Engineering 
Section and 
Planning 
Department 

bioretention/detention basins have been calculated based on 50% impervious 
surface for each lot and 100% impervious for streets and fire access. The actual 
impervious area installed by the builder on each lot has been calculated to be 
an average of approximately 34%, leaving 2,053 square feet available to each 
homeowner to install additional impervious hardscape or impervious structural 
improvements on their property. The builder will be required to provide a 
disclosure to all homebuyers informing purchasers of this limitation. Prior to 
issuance of grading or building permits for improvements by a future 
homeowner, the landscape or architectural consultant to the HOA shall provide 
an area calculation of all impervious surfaces (excluding water surface area in 
pools) that have been installed on the property since the initial purchase date 
from the builder plus the additional impervious area proposed by the 
homeowner. This calculation shall be provided to the City of Escondido 
Planning Division with the plans at the time of permit application for their. 
approval to ensure consistency with this mitigation measure and the project 
conditions of approval. 



MITIGATION MONITORING AND REPORTING PROGRAM 

Mitigation Monitoring and ReportingProgram 

Mitigation Measures Implementation Action Method of 
Verification Timing of Verification Responsible 

Agency/Party 
Verification 

Date 
NOISE 

Noi-1 Limit Vibration-generating Equipment. The construction contractor shall 
not operate a vibratory roller, or equipment with the potential to result in an 
equivalent level of vibration, within 75 feet of any residence, 

Require that the specified 
measures be implemented, 
as applicable, during 
construction activities for 
future development 
projects. 

Plan check and Site 
inspection 

Prior to the issuance of 
any grading or building 
permit and At site 
inspection 

Plan Check: City 
of Escondido 
Community 
Development 
Department — 
Building Division 
Inspection: 
City of Escondido 
Engineering 
Services 
Department — 
Field Engineering 
Section 

Noi-2 The construction contractor shall implement a noise mitigation plan to 
ensure that construction noise levels will not exceed an hourly average noise 
level of 75 dBA at any residence. The plan shall be verified by a qualified 
acoustical engineer and be subject to approval by the City Engineer. Measures 
to be included in the plan shall include the following, as necessary, to achieve 
compliance with the City's noise ordinance for construction within 140 feet of 
an off-site residential lot: 
1. Equipment and trucks used for Project construction shall use the best 

available noise control techniques (e.g., improved mufflers, equipment 
redesign, use of intake silencers, ducts, engine enclosures and acoustically 
attenuating shields or shrouds). 

2. Construction contractors shall use "quiet" gasoline-powered compressors 
or other electric-powered compressors, and use electric rather than 
gasoline or diesel powered forklifts for small lifting. 

3. Stationary noise sources, such as temporary generators, shall be located as 
far from nearby receptors as possible, and they shall be muffled and 
enclosed within temporary sheds, incorporate insulation barriers, or other 
measures to the extent feasible. 

4. Temporary plywood noise barriers eight feet in height shall be installed as 
needed around the construction site to minimize construction noise to 75 
dBA as measured at the applicable property lines of the adjacent uses, 
unless an acoustical engineer submits documentation that confirms that 
the barriers are not necessary to achieve the attenuation levels. 

Require that the specified 
measures be implemented, 
as applicable, during 
construction activities for 
future development 
projects. 

Plan check and Site 
inspection 

Prior to the issuance of 
any grading or building 
permit and At site 
inspection 

Plan Check: City 
of Escondido 
Community 
Development 
Department—
Building Division 
Inspection: City 
of Escondido 
Engineering 
Services 
Department — 
Field Engineering 
Section 
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Mitigation Measures: The project includes the following mitigation measures which would 
mitigate potentially significant impacts associated with these facilities to below a level of 
significance: 

Air-1 Construction Dust Control Measures. The on-site construction superintendent shall 
ensure implementation of standard best management practices to reduce the emissions of fugitive 
dust during all grading and site preparation activities including, but not limited to, the following 
actions: 
1. Water any exposed soil areas a minimum of twice per day, or as allowed under any imposed 

drought restrictions. On windy days or when fugitive dust can be observed leaving the 
construction site, additional water shall be applied at a frequency to be determined by the on-
site construction superintendent. 

2. Temporary hydroseeding with irrigation shall be implemented on all graded areas on slopes, 
and areas of cleared vegetation shall be revegetated as soon as possible following grading 
activities in areas that will remain in a disturbed condition (but will not be subject to further 
construction activities) for a period greater than three months during the construction phase. 

3. Operate all vehicles on the construction site at speeds less than 15 miles per hour. 
4. Cover all stockpiles that will not be utilized within three days with plastic or equivalent 

material, to be determined by the on-site construction superintendent, or spray them with a 
non-toxic chemical stabilizer. 

5. If a street sweeper is used to remove any track-out/carry-out, only PM10-efficient street 
sweepers certified to meet the most current South Coast Air Quality Management District 
Rule 1186 requirements shall be used. The use of blowers for removal of track-out/carry-out 
is prohibited under any circumstances. 

6. Grading shall be terminated when winds exceed 25 mph. 
7. Sweepers, wheel washers and water trucks shall be used to control dust and debris at public 

street access points. 
8. Internal construction-roadways will be stabilized by paving, chip sealing or chemicals after 

rough grading. 
9. Non-toxic soil stabilizers shall be applied according to manufacturer's specification to all 

inactive construction areas. 

E_ncLg  

The City finds that Mitigation Measure Air-1 is incorporated into the proposed Project, is 
feasible, and will reduce potentially significant impacts on air quality resources to less than 
significant levels, thereby avoiding any significant effects as identified in the Final EIR. 

Facts in Support of Finding:  

The construction-related criteria pollutant emissions for each phase shows that the VOC, NOx, 
CO, PM10, and PM2.5 project construction emissions would not exceed the pound per day 
CEQA thresholds adopted by the City of Escondido (Municipal Code section 33-924) and are 
below the County of San Diego's CEQA screening thresholds and the South Coast Air Quality 
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4. All construction and security lighting associated with the Project shall be shielded or directed 
away from the open space. 

5. After construction is complete, Project landscaping shall not include any California Invasive 
Plant Council (Cal-IPC) List A species. 

6. A homeowner education program shall be implemented to alert homeowners of the need to 
keep pets outside of the on-site open space areas. The homeowners association shall be 
responsible for implementing rules related to resident's pets. 

7. A management plan shall be provided for the on-site open space that will include all 
stewardship measures, such as upkeep of fencing and signs, restricting trespassing, and 
removing debris. The management plan will be implemented by the HOA. All fuel 
modification zones in open space lots will be maintained by the HOA. The HOA will be 
responsible for all vegetation management throughout the common areas of the project site, 
in compliance with the requirements. The HOA will be responsible for ensuring long-term 
funding and ongoing compliance with all provisions of the Project's Fire Protection Plan, 
including vegetation planting, fuel modification, vegetation management, and maintenance 
requirements throughout the private portions of the project site. Individual property owners 
will be responsible for maintaining zones on their property. 

Bio-3 All brush removal, grading, and clearing of vegetation on the project site shall take place 
outside of the bird breeding season (February 15 [January 1 for tree dwelling raptors] through 
September 15). If construction activities are proposed to occur during the breeding season, a pre-
construction survey shall be conducted by a qualified biologist no longer than seven days prior to 
the start of construction to determine if nesting birds are present on site. No construction 
activities shall occur within 300 feet of burrowing owl burrows, tree dwelling raptor nests, or 
least Bell's vireo, or within 800 feet of ground dwelling raptor nests, until a qualified biologist 
has determined that they are no longer active or that noise levels will not exceed 60 dB(A) 
Equivalent Energy Level (Leg) at the nest site. Alternatively, noise minimization measures such 
as noise barriers shall be constructed to bring noise levels to below 60 dB(A) Leq, which will 
reduce the impact to below a level of significance. 

Bio-4 The Project would cause direct impacts to 1.1 acre of coast live oak woodland (0.9 acre of 
which is outside of CDFW jurisdiction), 0.1 acre of Diegan coastal sage scrub, and 3.1 acres of 
non-native grassland. Impacts to 0.9 acre of coast live oak woodland shall be mitigated at a 3:1 
ratio through acquisition of 2.7 acres of credit from the Daley Ranch Mitigation Bank. The 
remaining 0.27 acre of coast live oak woodland within CDFW jurisdiction is addressed in 
mitigation measure Bio-5 below. Impacts to 0.1 acre of Diegan coastal sage scrub shall be 
mitigated at a 2:1 ratio through acquisition of 0.2 acre of credits from the Daley Ranch 
Mitigation Bank, while impacts to non-native grassland shall be mitigated at a 0.5:1 ratio through 
acquisition of 1.6 acres of credits from the Daley Ranch Mitigation Bank. See Table 5.4-8 for a 
summary of mitigation requirements. 
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existing on-site drainages, with final mitigation requirements to be determined by the resource 
agencies through the permitting process. On-site mitigation is proposed to consist of 
recontouring a portion of the stream channel, removal of non-native species, and 
seeding/planting with a mix of native shrubs and trees. A detailed restoration, maintenance and 
monitoring plan shall be prepared by a qualified restoration ecologist/biologist and shall be 
approved by the City prior to issuance of a grading permit. More detail information regarding the 
performance standards that will be used in the implementation of this mitigation measure is 
provided in the Riparian Habitat Mitigation Plan for the Oak Creek Project found in Appendix G 
of the Biological Technical Report, which is Appendix F in the Final E1R. 
The biological open space lots would be preserved in their natural state within a permanent 
conservation easement and mechanism for privately funded on-going maintenance managed in 
perpetuity for biological resource values by the HOA. Conserved areas on site would be placed 
in an open space easement and managed through funding provided by the Project's Homeowners 
Association (HOA), with management overseen by a qualified biologist/resource manager. 

Table 5.4-9 

Jurisdictional Area Ratio 
USACE 1  CDFW 

Impacts Mitigation Impacts Mitigation 

Southern willow riparian forest 3:1 0.05 0.15 0.23 0.69 

Southern coast live oak riparian 
forest 3:1 -- -- 0.04 0.12 

Coast live oak woodland 3:1 -- -- 0.27 0.81 

Eucalyptus woodland 1:1 -- -- 0.02 0.02 

Non-wetland Waters of the U.S / 
Streambed 1:1 0.07 0.07 0.04 0.04 

Total -- 0.12 0.22 0.60 1.68 

Note: Areas are presented in acre(s) rounded to the nearest 0.01. 
1 USACE is a subset of the CDFW jurisdiction. 
Source: Helix Environmental 2014 
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CHRP shall be used to prepare bidding construction documents for site preparation, tree 
installation, and maintenance. The CHIRP shall require that a knowledgeable arborist or biologist 
be retained to monitor mitigation tree plantings for a period of five years. The CHRP also shall 
outline reporting protocols and standards for mitigation tree replacement, should it be necessary 
if canopy cover goals are not being achieved. Table 5.4-13, Landscape Tree Replacement 
Calculation, identifies the total number of plantings required to meet the intent of the City's tree 
protection and replacement requirements. Upon approval of the CHRP, the Project applicant 
shall implement the plan. Implementation of the CHRP shall achieve at a minimum 2:1 
replacement of trees at the end of five years. 

Table 5.4-13 

Impacted Tree Type Grading 
Related 

Replacement 
Ratio 

Replacement 
Species1  

Total 
Number 

Replacement 
Trees 2  

Cedrus deodora 1 1:01 -- 1 

Eucalyptus 
camaldulensis 38 1:01 -- 38 

Eucalyptus cinerea 2 1:01 -- 2 

Eucalyptuscladocylax 2 1:01 -- 2 

Fraxinus uhdei 2 1:01 -- 2 

Olea eurpea 37 1:01 -- 37 

Phoenix canariensis 2 1:01 -- 2 

Pinus elderica 3 1:01 -- 3 

Quercus agrifolia 
(protected) 97 2:01 -- 194 

Q. agrifolia (mature) 98 1:01 -- 98 

Q. englemanii 
(protected) 3 2:01 -- 6 

Q. englemanii 
(mature) 3 1:01 -- 3 

Salix goodingii 18 1:01 -- 18 

Salix lasiolepis 11 1:01 -- 11 
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agency. The City, prior to any pre-construction meeting, shall approve all persons involved in 
the monitoring program, including, a qualified Native American monitor. 

2. The qualified archaeologist shall attend the pre-grading meeting with the contractors to 
explain and coordinate the requirements of the monitoring program. 

3. During the original cutting of previously undisturbed deposits, the archaeological monitor(s) 
shall be on site full-time to perform periodic inspections of the excavations. The frequency of 
inspections shall depend on the rate of excavation, the materials excavated, and the presence 
and abundance of artifacts and features. 

4. A Native American monitor shall accompany the archaeologist monitor during all times that 
the archaeological monitor(s) is on site. 

5. Isolates and clearly non-significant deposits shall be minimally documented in the field so 
the monitored grading can proceed. 

6. In the event that previously unidentified cultural resources are discovered, the archaeologist 
shall have the authority to divert or temporarily halt ground disturbance operation in the area 
of discovery to allow for the evaluation of potentially significant cultural resources. The 
archaeologist shall contact the City's Project manager at the time of discovery of previously 
unidentified cultural resources within the project site. The archaeologist, in consultation with 
the City's Project manager, shall determine the significance of the discovered resources. The 
City must concur with the evaluation before construction activities will be allowed to resume 
in the affected area. For significant cultural resources, a Research Design and Data Recovery 
Program to mitigate impacts shall be prepared by the consulting archaeologist and approved 
by the lead agency, then carried out using professional archaeological methods. The 
archaeologist shall contact the County DPR Resource Management Division and County 
Archaeologist at the time of discovery of previously unidentified cultural resources within 
off-site construction areas. 

7. If any human bones are discovered, the County Coroner and City shall be contacted. 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 (MARC), shall be 
contacted in order to determine proper treatment and disposition of the remains. 

8. Before construction activities are allowed to resume in the affected area, the artifacts shall be 
recovered and features recorded using professional archaeological methods. The 
archaeological monitor(s) shall determine the amount of material to be recovered for an 
adequate artifact sample for analysis. 

9. All cultural material collected during the grading monitoring program shall be processed and 
curated according to the current professional repository standards. The collections and 
associated records shall be transferred, including title, to an appropriate curation facility 
meeting the standards of Title 36 CFR, Part 79, and located within San Diego County, to be 
accompanied by payment of the fees necessary for permanent curation. 

10. A report documenting the field and analysis results and interpreting the artifact and research 
data within the research context shall be completed and submitted to the satisfaction of the 
City prior to the issuance of any building pemiits. The report will include California 
Department of Parks and Recreation (DPR) Primary and Archaeological Site Forms. 
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GEOLOGY and SOILS 

Based on the information and analysis set forth in the Final OR and the record of proceedings, 
the Project may result in unstable soil conditions because of unsuitable soils and improperly 
backfilled excavations. Soil stability on the Project site may also be impacted by saturated soils 
resulting from groundwater seepage. 

Mitigation Measures: The project includes the following mitigation measures which would 
mitigate potentially significant impacts associated with unstable soil conditions to below a level 
of significance: 

Geo-1 All recommendations contained in the geotechnical feasibility review (Appendix D) shall 
be incorporated into the Project during construction. These recommendations include the 
following: 

1. Transition lots shall be undercut at least 3 feet and at least one-third the maximum fill 
thickness on any lot, such that the ratio of 3:1 (maximumminimum) fill thickness, or flatter 
is attained. Cut lots shall also be undercut to mitigate perched water conditions. All undercuts 
shall be sloped to drain away from the building area. 

2. The fill cap shall extend to at least one foot below the lowest utility invert in street areas to 
facilitate trenching operations. 

3. For fill slopes descending to property lines, removals shall be completed above a 1:1 
projection beginning at the property line, or a point located at least 5 feet laterally from any 
adjacent street, or any nearby utility. Relatively deep removals adjacent to property line at 
Lots 3, 4, 43, 44, and Open Space Lot C may necessitate the use of structural setbacks within 
the building area, or possibly deepened foundations. 
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4. Any planned import soil shall be very low to low expansive. 

Finding 

The City finds that Mitigation Measure Geo-1 is incorporated into the proposed Project, is 
feasible, and will reduce potentially significant impacts on unstable soils to less than significant 
levels, thereby avoiding any significant effects as identified in the Final EIR. 

Facts in Support of Finding:  

The Project would involve site grading, excavations, backfill, and creation of slopes. Unsuitable 
soils, including fill material, and improperly backfilled excavations could potentially result in 
unstable soil conditions. Implementation of mitigation measure Geo-1 will reduce these impacts 
to a less than significant level, and requires compliance with the geotechnical feasibility review 
recommendations, including, proper placement and compaction of backfill, adherence to the 
Uniform Building Code and California Building Code guidelines would minimize the risk of 
unstable soil conditions at the Project site. In addition, the Project will require a grading 
exemption discretionary permit in accordance with the City of Escondido Municipal Code, 
Article 55, Grading and Erosion Control, Section 33- 1066, Design Criteria because the Project 
proposes cut slopes greater than 20 feet in height and fill slopes greater than 10 feet in height. 

HAZARDS and HAZARDOUS MA TERIALS 

Based on the information and analysis set forth in the Final EIR and the record of proceedings, 
the Project may have potentially significant impacts during construction with the accidental 
release of hazardous materials, on-site because of existing hazardous materials, and with the 
implementation of the traffic calming feature on Felicita Road which is part of the emergency 
response and evacuation plans. 

Mitigation Measures: The project includes the following mitigation measures which would 
mitigate potentially significant impacts to below a level of significance: 

Haz-1 At least 10 days prior to demolition or removal of existing on-site structures, the project 
applicant shall submit an Asbestos Demolition or Renovation Operational Plan (Notice of 
Intention) to the City Community Development Department. This Plan shall be prepared by an 
asbestos consultant licensed with the California State Licensing Board and certified by the 
California Occupational Safety and Health Administration to conduct an asbestos inspection in 
compliance with Asbestos National Emission Standard for Hazardous Air Pollutants 
(NESHAP) requirements. The Asbestos NESHAP, as specified under Rule 40, CFR 61, Subpart 
M, (enforced locally by the San Diego Air Pollution Control District, under authority, per 
Regulation XI, Subpart M - Rule 361.145), requires the owner of an establishment set for 
demolition to submit an Asbestos Demolition or Renovation Operational Plan at least 10 
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e) Remedial Method: Excavation and off-site disposal of TPH-impacted soil, 
approximately 20 cubic yards; and capping of AIS with 800 cubic yards of 
soils (therefore, no excavation and off-site disposal of AIS is required). 
Capping is a process used to cover contaminated soils to prevent the migration 
of pollutants and is a reliable technology for sealing off contamination from the 
above-ground environment and significantly reducing underground migration 
of pollutants away from the site. The cap shall be made of soil native to the 
site. 

f) Overseeing Agencies: DTSC, along with CDFW and RWQCB for portions of 
the project site near the creek. 

2. Prior to issuance of a grading permit for the selected remedial method (options 1,2, or 
3), any areas proposed for disturbance on the project site where previous ha7nrdous 
materials releases have occurred must be mitigated in accordance with the requirements 
of the overseeing regulatory agency (DTSC, RWQCB or CDFW, as appropriate) for the 
proposed residential use of the site. All proposed groundbreaking activities within areas 
of identified or suspected contamination shall be conducted according to a site-specific 
health and safety plan, prepared by a licensed professional in accordance with California 
Division of Occupational Safety and Health (Cal OHSA) regulations (contained in Title 
8 of the California Code of Regulations) to protect the public and all workers in the 
construction area prior to the commencement of groundbreaking. 

3. Following completion of the selected remedial method, the project applicant shall seek 
and obtain written regulatory closure letter from the DTSC specifying that no further 
action is necessary in regard to the TPH- and arsenic-impacted soil.  Overseeing 
Agencies: DTSC, along with CDFW and RWQCB for portions of the project site near 
the creek. 

4. The transportation of the exported soil is included as part of the grading activities 
associated with the Project and is described in Section 4.3.3, Site and Infrastructure 
Improvements and is addressed in Sections 5.3 Air Quality, 5.11 Noise and 5.14 
Transportation and Traffic. 

5. Regarding potential dust migration impacts associated with the excavation, loading and 
transport of contaminated soils, all trucks transporting soil or waste shall comply with 22 
California Code of Regulations (CCR) Part 66263.16, Standards Applicable to 
Transporters of Hazardous Waste. The following mitigation measures that will be 
implemented include but are not limited to: 

a. Dust monitoring shall be conducted during loading of contaminated soil in 
conformance with the procedures and standards described below under 
mitigation measure Hoz-4. 

b. Water shall be used for dust suppression, if necessary. 

Page 15 of 28 

Oak Creek Residential Project 

140 



Page 16 of 28 

Oak Creek Residential Project 

141 



3. In the event the results of ongoing air monitoring indicate contaminant 
concentrations at least 75 percent of the established Action Levels, developed 
using the PELs for arsenic and TCE, exposure risks will be controlled through the 
use of personal protective equipment by workers at the Project to prevent their 
exposure to these contaminants, which equipment is designed to minimize the risk 
of exposure of contaminants by the on-site workers; 

4. In addition to the air monitoring performed during earth movement activities 
within the areas in which on-site workers may inhale airborne dust, air monitoring 
will also be performed downwind of the earth movement activities — at the 
boundaries of the Project. The monitoring results will be compared to exposure 
limits and site-specific health-based air action levels developed in consideration of 
the characteristics of the soils that will be disturbed at the Project (see Mitigation 
Report attached to the Final OR as Appendix 1-3 at pp. 2-3 and Tables 1-2), in 
order to determine whether mitigation measures (set forth in section (5), 
immediately below) are warranted; and 

5. If, during the excavation activities, monitoring results indicate contaminant levels 
that are 75 percent or more of the lowest identified fugitive dust health-based air 
action level derived (as specified above), the following dust mitigation measures 
will be employed: 

a. Water (or another non-hazardous agent) will be applied to exposed soil to 
prevent dust migration from arising during earth movement activities (e.g., 
excavation and/or grading); 

b. Water will be applied to stockpiled soil, which will also be covered with plastic 
sheeting to prevent dust migration; and 

During periods of high wind (i.e., instantaneous wind speeds exceeding 25 miles per hour as 
measured by an anemometer), earth movement activities will be discontinued until wind speeds 
decrease to speeds less than 25 miles per hour. The 25 mile per hour standard is set forth at page 
403-3 of the South Coast Air Quality District (SCAQMD) Rule 403 and was selected as the 
nearest applicable standard (because San Diego County does not have published standards 
regarding maximum wind speeds). SCAQMD Rule 403 is available at the following address: 
http://www.aqmd.gov/search?q=Rule  403. 

Haz-4a As required by the DTSC, the applicant will include a deed restriction on the title for the 
Project that prohibits the use of groundwater at the project site for any purpose including, 
without limitation, any extraction of groundwater. 

Haz-5 5 Prior to the start of construction, the construction contractor shall notify the Escondido 
Police Department of the location, timing and duration of any lane closure(s) on Felicita Road, or 
any other road in the project area, due to project construction activities. If determined necessary 
by the Police Department, local emergency services, including the Escondido Fire Department 
and appropriate ambulance services, shall also be notified of the lane closure(s). 
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The City finds that Mitigation Measures Haz-1 through Haz-5 are incorporated into the proposed 
Project, are feasible, and will reduce potentially significant impacts through accidental release of 
hazardous materials during construction, the release of TPH-DRO and arsenic on the project site, 
and, interference with an adopted emergency plan or emergency evacuation plan to less than 
significant levels, thereby avoiding any significant effects as identified in the Final EIR. 

Facts in Support of Finding;  

Accidental leaks or spills of hazardous materials may occur during construction of the proposed 
project, or through improper removal of existing structures. Mitigation measures Haz-1 and Haz-
2 require that a demolition and renovation plan be prepared by an asbestos consultant licensed 
and certified by the state, prior to grading activities, and that demolition and removal be 
performed by a Certified Lead Inspector/ Assessor which will reduce the potential impacts to less 
than significant. 

The Chatham Brothers Barrel Yard site was identified as a nearby source of contamination 
potentially affecting groundwater beneath the Project. The potential environmental and human 
health risks posed by the Chatham Brothers Barrel Yard relate to (1) hazardous substances in 
groundwater, including volatile organic compounds ("VOCs") such as tetrachloroethylene (or 
"PCE") and trichloroethylene (or "TCE"), and (2) volatilization of hamdous substances from 
the groundwater into soil vapor migrating upwards. Groundwater at the Project is not impacted 
at levels exceeding applicable human health risk-protective regulatory thresholds (see Final EIR 
Appendix Site Assessment Report: SVGW, paragraph 2). Therefore, DTSC has required no 
remediation specific to groundwater beneath the Project. Further, no contaminants were detected 
in soil vapor at levels exceeding applicable human health risk-protective regulatory thresholds at 
the areas where residential construction will occur (see Final EIR Appendix Site Assessment 
Report: SVGW, Section 3.1, page 3-1). At a single location outside of the development footprint 
(i.e., TtSV-1), VOCs were detected at levels above Regional Screening Levels (see Final EIR 
Appendix Site Assessment Report: SVGW, page 3-1, paragraph 5). Because residential 
development is not going to occur above this area, however, DTSC has required no further 
investigation of this area (see Final EIR Appendix Site Assessment Report: SVGW, page 3-2, 
first paragraph). With respect to soil, existing impacts to soil at the Project will be remediated 
under DTSC oversight. With respect to groundwater, Haz-4a prohibits construction or use of 
wells on the Project site and prohibits future property owners from using the groundwater for any 
purpose. 

Existing, on-site concentrations of hazardous materials may cause a significant impact to the 
public or the environment. Implementation of mitigation measure Haz-3 and Haz-4, which 
requires the implementation of one of three remedial measures, the applicant seek a written 
regulatory closure letter from the DTSC or DEH specifying that residual human health risks on 
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the project site are within acceptable standards, and on-site air monitoring during construction at 
the areas where soil will be disturbed, downwind of the earth movement activities, and at the 
boundaries of the project site to monitory potential risks to personnel and off-site receptors. If the 
monitoring indicated heavy mental concentration in the dust, mitigation measure Haz-4 requires 
dust mitigation measures to reduce the impact. 

The proposed project includes the installation of traffic calming features on Felicita Road, an 
identified evacuation route, which may require a temporary closure of one or both lanes of 
traffic. Mitigation measure Haz-5 requires that prior to the start of construction, the construction 
contractor notifies the Escondido Police Department of the location, timing and during of any 
lane closure on any roads in the project area. If necessary, the construction contractor may be 
required to also notify local emergency services include the fire department and ambulance 
services, to mitigate the impact to less than significant. 

HYDROLOGY and WATER QUALITY 

Based on the information and analysis set forth in the Final EIR and the record of proceedings, 
the project would result in housing within a 100-year flood hazard area and flows within the 100-
year flood hazard area would potentially be impeded and redirected by placement of fill. 

Mitigation Measures: The project includes the following mitigation measures which would 
mitigate potentially significant impacts associated with these facilities to below a level of 
significance: 

Hydro-1 A Letter of Map Revision (LOMR) certifying that all houses within the Project been 
elevated above the base flood level of the 100-year floodplain is required from the Federal 
Emergency Management Agency (FEMA). The Project is required to model stormwater flow 
through the channel system as part of final Project engineering to meet FEMA requirements. 

Hydro-2 Impervious Cover on Homeowners Lots - The sizing for the on-site 
bioretention/detention basins have been calculated based on 50% impervious surface for each lot 
and 100% impervious for streets and fire access. The actual impervious area installed by the 
builder on each lot has been calculated to be an average of approximately 34%, leaving 2,053 
square feet available to each homeowner to install additional impervious hardscape or 
impervious structural improvements on their property. The builder will be required to provide a 
disclosure to all homebuyers informing purchasers of this limitation. Prior to issuance of grading 
or building permits for improvements by a future homeowner, the landscape or architectural 
consultant to the HOA shall provide an area calculation of all impervious surfaces (excluding 
water surface area in pools) that have been installed on the property since the initial purchase 
date from the builder plus the additional impervious area proposed by the homeowner. This 
calculation shall be provided to the City of Escondido Planning Division with the plans at the 
time of permit application for their approval to ensure consistency with this mitigation measure 
and the project conditions of approval. 
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Finding 

The City finds that Mitigation Measures Hydro-1 and Hydro 2 are incorporated into the proposed 
Project, are feasible, and will reduce potentially significant impacts on locating housing within a 
100-year floodplain, the potential for the project impeding or redirecting flow within the 100-
year floodplain, the potential to violate water quality standards, and the potential for causing 
erosion or siltation, thereby avoiding any significant effects as identified in the Final ElR. 

Facts in Support of Finding:  

The proposed Project including housing placed within a 100-year flood ha7nrd area. The Project 
proposes to place fill in the proposed development areas to raise the pads out of the floodplain. 
Per Federal Emergency Management Agency (FEMA) requirements, the development grading 
and culverts at the existing and proposed road crossings would be designed to protect all pads 
and structures from the one percent annual chance flood event. Therefore, with implementation 
of mitigation measure Hydro-1 and Hydro-2, impacts to placing housing within a 100-year flood 
hazsrd area and impacts to flow within the flood ha7Ard area would be reduced to a less than 
significant level. The Project includes construction of a storm drain system and flood 
attenuation/bioretention basins to safely convey runoff and to mitigate any increase in peak flow 
from the Project, and would collectively reduce the runoff from the 100-year peak storm event to 
equal to or less than pre-Project conditions. With the implementation of mitigation measure 
Hydro-2, potential impacts to water quality and the potential for causing erosion and siltation 
would be reduced to a less than significant level. 

NOISE 

Based on the information and analysis set forth in the Final EIR and the record of proceedings, 
construction activities would general significant, temporary groundborne vibration and noise that 
could expose nearby noise-sensitive receptors to elevated levels that may disrupt communication 
and routine activities. 

Mitigation Measures: The project includes the following mitigation measures which would 
mitigate potentially significant impacts associated with these facilities to below a level of 
significance: 

Noi-1 Limit Vibration-generating Equipment. The construction contractor shall not operate a 
vibratory roller, or equipment with the potential to result in an equivalent level of vibration, 
within 75 feet of any residence. 

Noi-2 The construction contractor shall implement a noise mitigation plan to ensure that 
construction noise levels will not exceed an hourly average noise level of 75 dBA at any 
residence. The plan shall be verified by a qualified acoustical engineer and be subject to approval 
by the City Engineer. Measures to be included in the plan shall include the following, as 
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necessary, to achieve compliance with the City's noise ordinance for construction within 140 feet 
of an off-site residential lot: 

1. Equipment and trucks used for Project construction shall use the best available noise 
control techniques (e.g., improved mufflers, equipment redesign, use of intake 
silencers, ducts, engine enclosures and acoustically attenuating shields or shrouds). 

2. Construction contractors shall use "quiet" gasoline-powered compressors or other 
electric-powered compressors, and use electric rather than gasoline or diesel powered 
forklifts for small lifting. 

3. Stationary noise sources, such as temporary generators, shall be located as far from 
nearby receptors as possible, and they shall be muffled and enclosed within 
temporary sheds, incorporate insulation barriers, or other measures to the extent 
feasible. 

4. Temporary plywood noise barriers eight feet in height shall be installed as needed 
around the construction site to minimize construction noise to 75 dBA as measured at 
the applicable property lines of the adjacent uses, unless an acoustical engineer 
submits documentation that confirms that the barriers are not necessary to achieve the 
attenuation levels. 

Finding 

The City finds that Mitigation Measures Noi-1 and Noi-2 are incorporated into the proposed 
Project, are feasible, and will reduce potentially significant impacts from excessive groundbome 
vibration and construction activities to less than significant levels, thereby avoiding any 
significant effects as identified in the Final EIR. 

Facts in Support of Finding:  

Construction of the Project would generate temporary groundbome vibration and groundbome 
noise caused by construction activities and equipment. The project site is generally separated 
from surrounding land uses by Felicita Road, Miller Avenue, and Hamilton Lane; however, 
homes along these roadways are still located within 135 feet of the edges of the project site. 
Additionally, Lots 60 through 65 are located adjacent to (approximately 50 feet) the existing 
religious facility and residences along Miller Avenue and Hamilton Lane. Therefore, Project 
construction activities would have the potential to exceed the vibration impact criteria and result 
in a temporary significant impact. Implementation of mitigation measure Noi-1 would reduce the 
temporary impact to a less than significant level, by limiting the use of vibratory rollers and 
equivalent equipment within 75 feet of residences. 

Construction of the Project would generate noise that could expose nearby noise-sensitive 
receptors to elevated noise levels that may disrupt communication and routine activities. The 
magnitude of the impact would depend on the type of construction activity, equipment, duration 
of the construction phase, distance between the noise source and receiver, and intervening 
structures. Implementation mitigation measures Noi-1 and Noi-2, which requires the 

Page 21 of 28 

Oak Creek Residential Project 

146 



implementation of a noise mitigation plan to ensure that construction noise levels do not exceed 
an hourly average noise level of 75 dBA at any residence, would minimize noise from 
construction activities and ensure that noise levels would not exceed Noise Ordinance thresholds, 
and impacts would be less than significant. The noise mitigation plan shall include measures, as 
necessary, to achieve compliance with the City's noise ordinance for construction within 140 feet 
of an off-site residential lot. 

SECTION II FINDINGS REGARDING PROJECT ALTERNATIVES 

The CEQA Guidelines direct lead agencies that the "range of potential alternatives to the 
proposed Project shall include those that could feasibly accomplish most of the basic objectives 
of the Project and could avoid or substantially lessen one or more of the significant effects" 
(Section 15126.6[c]). The Final ElR evaluated a reasonable range of alternatives to the proposed 
Project. These alternatives are: 

• No Project Alternative 
• Less Dense Alternative (Without Annexation/ Public Sewers [20 Units]) 
• Reduced Jurisdictional Habitat Impact Alternative (62 Units) 
• Reduced Residential Footprint Alternative (65 Units) 

Where a lead agency has determined that, even after the adoption of all feasible mitigation 
measures, a project as proposed will still cause one or more significant environmental effects that 
cannot be substantially lessened or avoided, the agency, prior to approving the project as 
mitigated, must first determine whether, with respect to such impacts, there remain any project 
alternatives that are both environmentally superior and feasible within the meaning of CEQA. An 
alternative may be "infeasible" if it falls to fully promote the lead agency's underlying goals and 
objectives with respect to the project. In considering alternatives, a number of factors, including 
the objectives of the proposed Project were considered, as described in the EIR. The objectives 
for the proposed Project are as follows: 

1. Annex the property consistent with the San Diego Local Agency Formation 
Commission's adopted sphere of influence for the City of Escondido and the long-range 
planning policies of the County of San Diego and City of Escondido. 

2. Propose an overall residential density that is less than the applicable General Plan land 
use designations of the City of Escondido (Estate II, 2.0 du/ac, maximum yield of 80 
units based on site-specific slope conditions) and County of San Diego (Village 
Residential, VR-2.9 du/ac, maximum yield of 122 dwelling units). 

3. Permanently preserve approximately one-third of the site as open space. 
4. Cluster housing to protect environmental resources identified in technical constraints 

studies. 
5. Restore, enhance, and maintain the existing seasonal pond as an amenity which is 

accessible to the public. 
6. Minimize impacts to jurisdictional wetland areas to less than one acre. 
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communities and federally protected wetlands. This alternative would have similar impacts on 
aesthetics, agricultural resources, air quality, wildlife corridors, local policies and ordinances, 
habitat conservation, cultural, geology and soils, greenhouse gas emissions, hazards and 
hazardous materials; hydrology and water quality; land use; noise, public services, transportation 
and traffic, and utility and service systems. 

The Reduced Jurisdictional Habitat Impact Alternative would meet all Project objectives with the 
exception of Objectives 2 and 10. Objective 2, which calls for development of 65 units in an 
overall residential density that is less than the applicable General Plan land use designation of the 
City, would not be met because this alternative would not develop 65 units. Objective 10, which 
calls for limited non-emergency vehicular access to the Project, would not be met by The 
Reduced Jurisdictional Habitat Impact Alternative since there would have four points of access 
(two on Hamilton Lane, one on Miller Avenue, and one on Felicita Road). 

REDUCED RESIDENTIAL FOOTPRINT ALTERNATIVE (65 UNITS) 

This alternative would develop the Project, as proposed, except it would eliminate the six units 
located east of Miller Avenue along Hamilton Lane and develop 65 units in the area bounded by 
Hamilton Lane, Felicita Road, and Miller Avenue. Although no residences are proposed on the 
two remainder lots located east of Miller Avenue, these lots would be included in the annexation 
to the City of Escondido and would be prezoned Residential Estate 20 (RE-20). This zoning 
category is consistent with both the existing County of San Diego A-70 zone and the City of 
Escondido General Plan Estate II designation on the property. The panhandle area would be 
designated as remainder lots on the Tentative Map and removed from the Preliminary 
Development Plan, Master Development Plan, and Precise Development Plan. As demonstrated 
in Figure 7-1 of the Final E1R, lot sizes would be slightly reduced in order to accommodate all 
65 units within the reduced footprint. The residential development proposed under this 
alternative would occupy approximately 18.68 acres (compared to 22.44 acres for the Project). 
The Reduced Residential Footprint Alternative would develop an average residential lot size of 
12,520 SF and an overall density of 1.76 du/ac (compared to 15,041 SF and 1.61 du/ac for the 
Project, respectively). As with the Project, a combination of single- and two-story homes with 
attached garages would be provided; however, it is expected that this alternative would provide a 
larger percentage of two-story homes when compared to the Project, including the possibility of 
all units constructed as multi-story residences. Landscaping for the Reduced Residential 
Footprint Alternative would be similar to that proposed for the Project. The Planting Plan for this 
alternative (Appendix P) illustrates the perimeter, entry, and interior landscape plans. Figure 7-2, 
Fence and Wall Plan, Reduced Residential Footprint Alternative, illustrates the location and type 
of fences and walls for this alternative. 
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impacts on aesthetics, agricultural resources, air quality, biological resources, cultural resources, 
the remaining geology and soils impacts, greenhouse gas emissions, hazArds and hazardous 
materials; hydrology and water quality; land use; noise, public services, transportation and 
traffic, and utility and service systems. The Reduced Residential Footprint Alternative (65 
Units) achieves all Project objectives and removes development in the panhandle area. 

Oak Creek Residential Project 



LAN 



BAHIA LN 

-----, 1 
Portions of this derived product contain geographic informaiton copyrighted by SanG IS. All rights reserved. 



3 



NORTH BROADWAY 
Escondido United Reformed Church Site Plan 
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Parking  — There currently are 219 on-site parking spaces that are shared between the church and elementary school 
through a joint-use parking arrangement approved with previous Conditional Use Permits for both uses. Up to an 
additional 78 off-site spaces are available on the adjacent Calvin High School site through a recorded parking agreement. 
The existing church parking lot is proposed to be reconfigured to accommodate the new Sanctuary Building, and also to 
enhance the on-site circulation, vehicle stacking lane and drop-off areas for the Elementary School, which would reduce 
the amount of on-site parking to 183 striped spaces. Parking for the project would be based on the most intensive peak 
demand associated with the Church, which would require 240 spaces if both the new Sanctuary Building and converted 
Social Hall building were both being operated at the same time at full capacity. However this typically is unlikely and 
church representatives indicate that conflicting activities within the other buildings would not occur during peak church 
functions/church services that would create parking conflicts. There are more than sufficient parking spaces to meet the 
peak weekday parking demands of the Elementary School and High School, which also share the church's parking lot. 
On-street parking along the church and school Vista Street frontages also is not restricted. In addition, overflow parking 
that can accommodate up to 150 vehicles is available on the adjacent elementary school site's athletic field, which has 
been used in the past for large events. Therefore, staff feels the continued joint-use parking arrangement between all of 
the church and school uses is appropriate and a sufficient number of parking spaces would be provided to accommodate 
the variety of anticipated church and school related functions without impacting the surrounding neighborhood. Project 
conditions of approval regulating concurrent activities would ensure that adequate on-site parking is available for all of the 
uses (both on- and off-site). 
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A. PHYSICAL CHARACTERISTICS  
The approximately 4.36-acre property is developed as a religious facility that includes an approximately 5,320 SF one-
story sanctuary building (468 seats); 11,164 SF two-story multi-purpose building containing various classrooms, meeting 
rooms, storage areas and administrative offices; detached approximately 2,000 SF single-story Pastor's residences; 1,464 
SF detached multipurpose/storage building; and paved parking areas. The property fronts onto and takes access from 
North Broadway (Major Road) and Vista Avenue (Collector Road) which are classified as Circulation Element Streets. 

B. SUPPLEMENTAL DETAILS OF REQUEST 

1. Property Size: 

2. Existing Church Buildings: 

Sanctuary 
Attached Multi-Purpose Bldgs. 

Detached Multi-Purpose Bldg. 
Pastors Residence 

4.36 acres (one parcel) United Reformed Church 

5,320 SF (one story) accommodates up to 468 seats 
11,946 SF (one and two story) classrooms, social hall, admin offices, kitchen 
facilities, library, storage, meetings rooms — these spaces located within various 
building elements 
2,294 SF (cadet youth program-meetings and storage) 
2,000 SF (one story) 

Total 21,560 SF total building SF 

3. Proposed New Buildings: 
Sanctuary Building: 

1st  floor 

2nd  floor 

Prep Area:  

12,423 total SF (two story) 

9,938 SF (Sanctuary, library, cry room, narthex, sound booth, bathrooms and 
storage spaces. The ground floor also will include a separate enclosed, but not 
covered 433 SF Consistory area. 

2,485 SF (Sanctuary balcony seating, mechanical rooms, atrium balcony 
entrance 

578 SF to be attached to the converted social hall/sanctuary building 

Classroom Buildings: 5,250 SF total area 

1st  Floor: 
2nd  Floor: 

Enclosed Atrium: 

Future Expansion: 

2,625 SF (Nursery rooms, multi-purpose spaces and bathrooms 
2,625 SF (Classrooms and outdoor covered balconies) 

1,835 SF central atrium with roof structure to include skylights plus atrium 
balcony connecting the upper story Sanctuary building to the new classroom 
building 

5,000 SF, two story multi-purpose bldg. (will require modification to CUP and 
parking update) 

4. Buildings to be Demolished  
One story multi-purpose wing 4,620 SF (contains existing classrooms, kitchen, library and social hall) 

5. Colors/Materials: The color and materials theme to match the existing buildings to include light tan stucco, black 
composition shingle roof, brick wainscot elements, a vertical wooden trim painted green with green 
vertical and horizontal wooden or stucco trim elements. A freestanding tower/cross feature also 
may be incorporated into the project design. 
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6. Church Hours of Operation: 
Office: 

Church: 
Sunday Services 
Saturday 
Weekday Meetings: 
Social Events:  

8:30 a.m. — 7:00 p.m. Monday 
8:30 a.m. — 5:00 p.m. Tuesday- Friday (closed to public on Wed.) 

8:30 a.m., to 8:30 p.m. including Sunday school and group mtgs. 
8:00 a.m. - 7:00 p.m. (various group meetings/study) 
6:30 a.m. — 10:00 p.m. (youth, adult, group and school meetings/study) 
Such as wedding — dances typically end by 10:00 p.m. 

Note: Church may vary hours and days to accommodate various programs/events. 

Elementary School Hours  
Elementary School (K-5) 

Afterschool Program 
Preschool 

8:10 a.m. — 2:50 p.m. M-F (early supervision begins at 7:00 a.m.) 
Student pickup ending at 3:00 p.m. 
3:00 p.m. — 6:30 p.m. M-F 
6:30 a.m. — 6:30 p.m. M-F 

Note: School may alter hours of operation as necessary to accommodate various programs/events. 

C. CODE COMPLIANCE ANALYSIS: 

Proposed R-1-10 Zone Requirements 
1. Setbacks: 

Front (Vista Ave): 236' to existing new Sanctuary Bldg. 15' 

Street Side: 48' to new Consistory area 10' 
(Broadway) 62' to Sanctuary Bldg. 

Rear: 129' to Phase 4 bldg. 20' for buildings 

2. Building Height: 35' (average height) 
New Sanctuary Bldg. 40' top of ridgeline (35' average height) 
Existing Sanctuary 39'-6" top of ridgeline 
New Classrooms 

3. Church Parking: 

School Parking: 

Total Available Parking: 

Overflow Parking: 

Sanctuary (950 total seating capacity) 190 spaces (1 per 5 seats) 
Social Hall conversion (5,000 SF) 50 spaces (1 per 100 SF assembly area) 

240 spaces 
Based on number of teachers/employees 
(16 staff/faculty for K-5 and 13 for Preschool) 29 spaces 

183 spaces on-site 
78 spaces on Calvin Christian High School site  

261 striped spaces available with existing joint use agreement 

Overflow parking typically has been directed to use the turf athletic field on the adjacent 
Calvin Elementary School site, which can accommodate up to 150 vehicles. There is an 
existing joint use agreement between the Church and Elementary School from the 
original County use permit. 

Single-Family Parking: The existing pastor's residence provides separate on-site parking within an enclosed two- 
car garage and driveway that takes access from Broadway. 

Note: On street parking along the project frontage (Vista Avenue) also is available, but is not counted towards meeting 
the min. parking requirement. 
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EXHIBIT "A" 

FINDINGS OF FACT 
PHG14-0021 

Conditional Use Permit 

1. Granting this Conditional Use Permit for the proposed church phased master development plan 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 project would be located on a site that contains an existing 
religious facility and the 4.36-acre church property has sufficient area to accommodate all of the proposed phases, 
including sufficient parking, drop-off area and setbacks from residential areas. Additional overflow parking also is 
available to accommodate any large events. The proposed project has been designed to be consistent with and fit 
into the pattern of development of existing buildings, parking, landscape, access, circulation and connectivity 
consistent with the General Plan 2012, and in compliance with the requirements of the Zoning Code. The new 
Sanctuary building, two-story classroom and conversion of existing buildings to support various church functions 
church would not create any adverse noise impacts since outdoor spaces generally are buffered from adjacent 
residences by the existing or proposed building and large setbacks. The Engineering Department indicated that 
development of the various church related components would not result in a significant impact to the adjacent 
roadways and intersections because the bulk of the trips associated with the church occur during off-peak hours and 
weekends, and the adjacent street and intersections currently operate at acceptable levels of service. The project will 
not materially degrade the level-of-service of existing facilities and adequate services can be provided. The project 
will not diminish the Quality-of-Life Standards of the General Plan as the project, as conditioned, would not degrade 
the levels of service on adjacent street and intersections, and adequate public facilities and access would be provided 
(as discussed in the staff report and environmental review prepared for the project.). 

2. The proposed CUP is consistent with the goals and policies of the General Plan since churches, schools and related 
religious activities are conditionally permitted within residential zones and previous Conditional Use Permits have 
been approved for the development of the site as a religious facility. The proposed project components would not 
adversely impact traffic or circulation, or create adverse parking impacts since the Engineering Division has indicated 
the adjacent streets and improvements could adequately accommodate the anticipated traffic increase from the 
project and sufficient on- and off-site parking would be provided in conformance with the Escondido Zoning Code. 
Therefore, the proposed project would not diminish the Quality-of-Life Standards of the General Plan as the project 
does not materially degrade the levels-of-service on adjacent streets or public facilities as discussed in the sections 
above, and further detailed in the Planning Commission staff report dated January 27, 2015, and the environmental 
review prepared for the project (Negative Declaration ENV14-0021). 

3. A Negative Declaration (Case No.ENV14-0011) was issued for the proposed project on December 4, 2014, in 
accordance with the California Environmental Quality Act (CEQA). The findings of this review are that the project will 
not have a significant impact to the environment because there is no substantial evidence in the record to indicate 
project related impacts are potentially significant. Staff did not receive any comments from the public or other 
agencies during the public review period. 

4. This proposal is in response to services required by the community since youth, educational and social programs 
provide services for the community and religious activities to the church members. The Church also would provide 
educational alternatives/choice tailored to the goals and needs of the congregation, parents and students. 



EXHIBIT "B" 

CONDITIONS OF APPROVAL 
Escondido United Reformed Church 

PHG14-0021 

General 

1. The proposed church/school shall be subject to all relevant Conditions of Approval required as part of 
previous Conditional Use Permits for the site, unless specially authorized or superseded by this use permit. 

2 All uses, capacity, hours of operation and outdoor activ:ties 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 Planning Division. 

4. The developer shall be required to pay all development fees of the City then in effect at the time and in 
such amounts as may prevail when building permits are issued, including any applicable City Wide 
Facilities fees. 

5. 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. 

6. 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. 

7. 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 shields to prevent light from 
adversely affecting the adjacent properties. This shall be demonstrated on the building and site plans for 
the parking plot/buildings. 

8. 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. 

9. All new utilities shall be placed underground. 

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

11. Any new walls and/or retaining walls shall incorporate decorative materials or finishes, and shall be 
indicated on the building, grading and landscape plans. Walls also shall incorporate a decorative cap 
(rolled mortar caps not allowed). 

12. A minimum of 183 on-site parking spaces shall be maintained with the development of the new Sanctuary 
Building, as indicated on the project plans. Said parking spaces shall be striped and dimensioned per City 
standards. The striping shall be drawn on the plan or a note shall be included on the plan indicating the 
intent to stripe per City standards. Parking for disabled persons shall be provided (including "Van 
Accessible" spaces) in full compliance with Chapter 2-71, Part 2 of Title 24 of the State Building Code, 
including signage 



13. Allowable uses, activities and hours of operation for the church and school are described in the Detail of 
Request (Planning Commission staff report dated January 27, 2015). Concurrent activities generating a 
total parking demand in excess of 261 spaces shall not be scheduled during peak church activities or peak 
school hours. 

14. The weekday mass/service schedule, and other intensive weekday activities shall not be scheduled to 
conflict with the peak drop-off and pick-up times of the adjacent Elementary School or Middle/High School. 

15. The church may not rent out the social hall for non-congregational/church related functions/uses for 
commercial purposes. 

16. Prior to the issuance of building permits for the project, the final exterior design of the buildings (including 
materials and colors) shall be submitted to the City for Design Review and shall be approved by the 
Planning Commission acting as the Design Review Board. The appropriate Design Review fee also shall 
be submitted. 

17. This CUP shall become null and void unless utilized within twenty-four (24) months of the effective date of 
approval. 

18. 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 for a project 
with a Negative Declaration, which includes an additional authorized County administrative handling fee of 
$50.00 ($2,210 + $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. 

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. A plan check fee will be collected at the time of submittal. 
The required landscape and irrigation plan(s) shall comply with the provisions, requirements and standards 
in Escondido Zoning Code Article 62 (Water Efficient Landscape Standards) and include a drought tolerant 
design. The plans shall be prepared by, or under the supervision of a licensed landscape architect. 

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

4. 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. 



ENGINEERING CONDITIONS OF APPROVAL 
Escondido United Reform Church 

PHG-14-0021 

STREET IMPROVEMENTS AND TRAFFIC 

1. The project owner shall rehab the existing roadway surface on Vista Avenue, along project frontage. 
Roadway rehabilitation work shall include a four foot wide, 2 inches deep header-cut along lip of gutter on 
both sides of the roadway and overlay with 2 inch A.C. pavement over the entire roadway. Vista Avenue 
shall be restriping in accordance with a striping plan prepared by the project owner and approved by the 
City Engineer. 

2. The Project owner shall be responsible for removal and reconstruction of damaged curb, gutter and 
sidewalk along project frontages on N. Broadway and Vista Avenue. 

3. The project owner shall enhance the existing mid-block crossing on Vista Avenue by re-establishing and 
updating signing, striping and installation of a signal controlled pedestrian crossing or an alternate device 
subject to approval by the City Engineer and Transportation Commission. The project owner shall be 
responsible for the design, construction and maintenance of the pedestrian crossing device and shall 
execute a maintenance agreement with the City for future maintenance of the pedestrian crossing system. 

4. The project owner shall provide the City with an engineer designed signing and striping plan for the 
installation of the pedestrian crossing and re-establishment and enhancement of school zone and street 
signing and striping along Vista Avenue and N. Broadway. The plan will be subject to review and approval 
by the City Engineer. The project owner shall be responsible for construction of all signing and striping, 
including removal of the existing striping to the satisfaction of the City Engineer. 

5. The project owner shall prepare and submit an on-site signing and striping and traffic management plans 
for the church and school activities to the City Engineer for review and approval. The project owner shall 
implement the approved traffic management during school hours and church services. Implementation of 
Traffic management plan will be subject to monitoring by the City engineering staff and subject to 
modification by the project owner, as required by the City Engineer. 

6. The main access to the project on N. Broadway shall be a 42 foot wide Alley-Type driveway with on-site 
signing and striping to the City Engineer's requirements. 

7. Access routes conforming to the American Disabilities Act shall be provided into the project from the public 
sidewalk, to the satisfacton of the City Engineer. 

An engineered improvement plan is required for all public improvements. The developer shall post security 
for these improvements and an improvement plan shall be approved by the City of Escondido prior to 
issuance of any building permits. All required improvements shall be constructed prior to project 
occupancy. 

GRADING  

1. A site grading and erosion control plan shall be approved by the Engineering Department prior to issuance 
of building permits. The project shall conform to the City of Escondido's Storm Water Management 
Requirements. Both Construction BMPs and Permanent Treatment BMPs shall be provided for the project 

2. All private driveways and parking areas shall be paved with a minimum of 3" AC over 6" of AB or 5 1/2" 
PCC over 6" AB. All paved areas exceeding 15% slope or less than 1.0% shall be paved with PCC. 
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3. All blasting operations performed in connection with the improvement of the project shall conform to the 
City of Escondido Blasting Operations Ordinance. 

4. A General Construction Activity Storm Water Permit is requ!red from the State Water Resources Board for 
all storm water discharges associated with a construction activity where clearing, grading and excavation 
results in a land disturbance of one or more acres. One copy of the Storm Water Pollution Prevention Plan 
shall be submitted to the City. 

All site grading and erosion control plans shall be prepared by a Registered Civil Engineer. A separate 
submittal to the Engineering Department is required for the site grading and erosion control plans. 

DRAINAGE 

1. A Final Water Quality Technical Report in compliance with City's latest adopted Storm Water Management 
Requirements shall be prepared and submitted for approval together with the final improvement and 
grading plans. The Water Quality Technical Report shall include hydro-modification calculations, post 
construction storm water treatment measures and maintenance requirements. 

2. All onsite drainage system, storm water treatment and retention facilities shall be considered private. The 
responsibility for maintenance of these post construction storm water treatment facilities shall be that of the 
property owner. 

3. The owner of the property shall be required to sign, notarize, and record a Storm Water Control Facility 
Maintenance Agreement. A signed copy of the agreement shall be provided to the City prior to approval 
final plans. 

WATER SUPPLY 

1. Fire hydrants together with an adequate water supply shall be installed at locations approved by the Fire 
Marshal. 

2. This project is located within Rincon Del Diablo Water District. The developer shall coordinate all water 
related improvements for the project with R:ncon staff. Approved water improvement plans for the project 
shall be submitted to the City Engineer pr:or to approva: of grading or improvement plans by the City. 

WASTEWATER SUPPLY 

1. Onsite private wastewater service and shall be designed and constructed in accordance Building Division 
requirements. Property owner is responsible for the maintenance of the private wastewater system for the 
project. 

SURVEYING AND MONUMENTATION  

1. All property corners shall be monumented by a person authorized to practice land surveying and a Record 
of Survey Map (or Corner Record if appropriate) shall be recorded. 

CASH SECURITIES 

1. A cash security shall be posted to pay any costs incurred by the City to clean-up eroded soils and debris, 
repair damage to public or private property and improvements, install new BMPs, and stabilize and/or 
close-up a non-responsive or abandoned project. Any moneys used by the City for cleanup or damage 
will be drawn from this security and the grading permit will be revoked by written notice to the developer 
until the required cash security is replaced. The cleanup cash security shall be released upon final 
acceptance of the grading and improvements for this project. The amount of the cash security shall be 
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10% of the total estimated cost of the grading, drainage, landscaping, and best management practices 
items of work with a minimum of $5,000 up to a maximum of $50,000, unless a higher amount is deemed 
necessary by the Director of Engineering Services. 

UTILITY UNDERGROUNDING AND RELOCATION  

1. All existing overhead utilities within the project boundary or along fronting streets shall be relocated 
underground as required by the Subdivision Ordinance. 

2. All utilities services to new and existing buildings shall be constructed underground. 

3. The developer shall sign a written agreement stating that he has made all such arrangements as may be 
necessary to coordinate and provide utility construction, relocation and undergrounding. All new utilities 
shall be constructed underground 
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ESNWIDO 
City of Choice 

CITY OF ESCONDIDO 
Planning Division 

201 North Broadway 
Escondido, CA 92025-2798 

(760) 839-4671 
www.ci.escondido.ca.us  

Environmental Checklist Form (Initial Study Part II— Draft) 

1. Project title and case file number: ENV 14-0011 and PHG 14-0021 (Escondido United Reformed Church) 

2. Lead agency name and address: City of Escondido, 201 N. Broadway, Escondido, CA 92025 

3. Lead agency contact person name, title, phone number and email: Jay Paul, Associate Planner (760) 839-4537 
jpaulaci.escondido.ca.us   

4. Project location: Escondido United Reformed Church generally is located on the southeastern corner of North 
Broadway and Vista Avenue in the City of Escondido. County of San Diego, addressed as 1864 N. Broadway 
(APN 227-010-61).  

5. Project applicant's name, address, phone number and email: Escondido United Reformed Church (Brent Cooper) 
1864 N. Broadway, Escondido, CA 92026 (619) 921-2849 bcooper©superiorrm.com   

6. General Plan Designation: Suburban (S)  

7. Zoning:  R-1-10 (Single-Family Residential 10,000 SF min. lot size)  

8. Description of project: (Describe the whole action involved, including, but not limited to, later phases of the project 
and any secondary, support, or off-site features necessary for its implementation. Attach additional sheets if 
necessary.) 
The proposed project involves a Conditional Use Permit (CUP) for a phased master development plan for 
Escondido United Reformed Church to include the construction of a new two-story approximately 12,243 SF  
sanctuary building to accommodate up to 578 fixed seats on the main floor and 202 fixed seats on the upper story 
mezzanine/balcony, with up to 170 non-fixed seats for a total capacity of 950 seats: reconfigure the existing 
parking lot: convert the existing 5,320 SF sanctuary building into a multi-purpose social hall with an new attached  
578 SF kitchen/prep building: demolish the existing social hall building and construct a new 4,849 SF two-story  
building to accommodate a nursery. multi-purpose room, bathrooms and classrooms for Sunday school and other 
associated activities: and construct an enclosed 1,835 SF central Atrium/Narthex between the buildings. The final  
phase would include a new two-story freestanding Multi-Purpose Building. This would require a future modification  
to the CUP 

9. Surrounding land uses and setting (briefly describe the project's surroundings): 

The General Plan land-use designation for existing church site is Suburban (5) with an underlying zoning 
designation of R-1-10. The approximately 4.36-acre property is developed as a religious facility that includes an  
approximately one-story sanctuary building. two-story multi-purpose building, single-story Pastor's residences,  
detached multipurpose/storage building, and paved parking areas. The property fronts onto and takes access 
from North Broadway (Major Road) and Vista Avenue (Collector Road). In general, the surrounding area is  
characterized as urban/residential with a mix of multi-family and single-family residential development. Several  
non-residential uses are located within the immediate vicinity including Escondido High School to the southwest, 
Calvin Christian High School and Middle School to the north. Calvin Elementary School on the east, and First 
Congregational Church to the south. Vegetation throughout the surrounding area is typically of developed land.  
with a pocket of off-site natural habitat south of the site associated with an open drainage course, and Reidy Creek 
located west across North Broadway. Vegetation on the project site and adjacent Calvin Elementary School  
consists of a mix of mature trees, ornamental shrubs and groundcover, and turf grass. The site does not contain  
any native or sensitive habitats or vegetation.  

10. Other public agencies whose approval is required (e.g., permits, financing approval, or participation agreement). 

N/A 

FL\Env Cklst Form: Escondido United Reformed Church ENV14-1 111 1 



ENV14-0011 (Escondido United Reformed Church)  

6/i4LEbirx-  A22-  15- 

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 

The environmental factors checked below potentially would be affected by this project involving at least one impact that is 
a "Potentially Significant Impact" as indicated by the checklist on the following pages. 

El Aesthetics El Agricultural Resources El Air Quality 

El Biological Resources 0 Cultural Resources ID Geology and Soils 

0 Greenhouse Gas Emissions El Hazards & Hazardous Materials ID Hydrology/Water Quality 

D Land Use/Planning 0 Mineral Resources 0 Noise 

0 Population/Housing 0 Public Services 0 Recreation 

0 Transportation/Traffic D Utilities/Service Systems 0 Mandatory Findings of 
Significance 

DETERMINATION: (To be completed by the Lead Agency) 

On the basis of this initial evaluation: 

E] I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 
DECLARATION shall be prepared. 

O I find that, although the proposed project might have a significant effect on the environment, there would not be a 
significant effect in this case because revisions in the project have been made, or agreed to, by the project proponent. 
A MITIGATED NEGATIVE DECLARATION shall be prepared. 

El I find that the proposed project might have a significant effect on the environment and/or deficiencies exist relative to 
the City's General Plan Quality of Life Standards, and the extent of the deficiency exceeds the levels identified in the 
City's Environmental Quality Regulations pursuant to Zoning Code Article 47, Section 33-924 (b), and an 
ENVIRONMENTAL IMPACT REPORT shall be required. 

O I find that the proposed project might have a "potentially significant impact" or "potentially significant unless mitigated 
impact" on the environment, but at least one effect: a.) has been adequately analyzed in an earlier document pursuant 
to applicable legal standards, and b.) has been addressed by mitigation measures based on the earlier analysis as 
described on attached sheets. An ENVIRONMENTAL IMPACT REPORT shall be required, but it shall analyze only 
the effects that remain to be addressed. 

El I find that, although the proposed project might have a significant effect on the environment, no further documentation 
is necessary because all potentially significant effects: (a) have been analyzed adequately in an earlier EIR or 
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to 
that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon the 
proposed projec 

December 4, 2014 
Date 

Jay Paul, Associate Plann 
Printed Naend Title 

Signature 

Bill Martin, Deputy Director of Planner 
Printed Name and Title 
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EVALUATION OF ENVIRONMENTAL IMPACTS: 

1. This section evaluates the potential environmental effects of the proposed project, generally using the 
environmental checklist from the State CEQA Guidelines as amended and the City of Escondido Environmental 
Quality Regulations (Zoning Code Article 47). A brief explanation in the Environmental Checklist Supplemental 
Comments is required for all answers except "No Impact" answers that are adequately supported by the information 
sources a lead agency cites in the parentheses following each question. All answers must take into account the 
whole action involved, including off-site, on-site, cumulative as well as project-level, indirect as well as direct, and 
construction as well as operational impacts and mitigation measures. Once the lead agency has determined that a 
particular physical impact might occur, then the checklist answers must indicate whether the impact is potentially 
significant, less than significant with mitigation, or less than significant. The definitions of the response column 
headings include the following: 

A. "Potentially Significant Impact" applies if there is substantial evidence that an effect might be significant. If there 
are one or more "Potentially Significant Impact" entries once the determination is made, an EIR shall be 
required. 

B. "Less Than Significant with Mitigation Incorporated" applies where the incorporation of mitigation measures has 
reduced an effect from "Potentially Significant Impact" to a "Less Than Significant Impact." The lead agency 
must describe the mitigation measures and briefly explain how they reduce the effect to a less than significant 
level (mitigation measures from Section 2 below, "Earlier Analyses," may be cross-referenced). Measures 
incorporated as part of the Project Description that reduce impacts to a "Less than Significant" level shall be 
considered mitigation. 

C. "Less Than Significant Impact" applies where the project creates no significant impacts, only less than 
significant impacts. 

D. "No Impact" applies where a project does not create an impact in that category. "No Impact" answers do not 
require an explanation if they are adequately supported by the information sources cited by the lead agency 
which show that the impact simply does not apply to projects like the one involved (e.g., the project falls outside 
a fault rupture zone). A "No Impact" answer should be explained where it is based on project-specific factors as 
well as general standards (e.g., the project would not expose sensitive receptors to pollutants, based on a 
project-specific screening analysis). 

2. Earlier Analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has 
been adequately analyzed in an earlier EIR or Negative Declaration. Section 15063(c)(3)(D). In this case, a brief 
discussion should identify the following: 

A. Earlier Analysis Used. Identify and state where it is available for review. 

B. Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of an 
adequately analyzed earlier document pursuant to applicable legal standards, and state whether such effects 
were addressed by mitigation measures based on the earlier analysis. 

C. Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures Incorporated," 
describe the mitigation measures which were incorporated or refined from the earlier document and the extent 
to which they address site-specific conditions for the project. 

3. Lead agencies are encouraged to incorporate references to information sources for potential impacts into the 
checklist (e.g., general plans, zoning ordinances). Reference to a previously prepared or outside document should, 
where appropriate, include a reference to the page or pages where the statement is substantiated. 

4. Supporting Information Sources: A source list should be attached, and other sources used or individuals contacted 
should be cited in the discussion. 

5. The explanation of each issue should identify the significance of criteria or threshold, if any, used to evaluate each 
question, as well as the mitigation measure identified, if any, to reduce the impact to less than significant. 
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II. 

c. Involve other changes in the existing environment which, due to 
their location or nature, could result in conversion of Farmland to 
non-agricultural use? 

III. AIR QUALITY. Where applicable, the significance criteria established 
by the applicable air quality management or air pollution control district 
may be relied upon to make the following determinations. Would the 
project: 

a. Conflict with or obstruct implementation of the applicable air quality 
plan? 
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b. Have a substantial adverse effect on any riparian habitat or other 
sensitive natural community identified in local or regional plans, 
policies, regulations, or by the California Department of Fish and 
Game or U.S. Fish and Wildlife Service? 

IV. 

c. Have a substantial adverse effect on federally protected wetlands as 
defined by Section 404 of the Clean Water Act (including, but not 
limited to, marsh, vernal pool, coastal, etc.) through direct removal, 
filling, hydrological interruption, or other means? 

d. Interfere substantially with the movement of any native resident or 
migratory fish or wildlife species, or with established native resident 
or migratory wildlife corridors, or impede the use of native wildlife 
nursery sites? 

e. Conflict with any local policies or ordinances protecting biological 
resources such as a tree preservation policy or ordinance? 

f. Conflict with the provisions of an adopted Habitat Conservation 
Plan, Natural Community Conservation Plan, or other approved 
local, regional, or state habitat conservation plan? 

z 
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Less Than 
Significant 

Potentially with Less Than 
Significant Mitigation Significant 

Impact Incorporated impact No impact  

V. 

0 0 

O 0 Z 

O z 
VI. GEOLOGY AND SOILS. Would the project: 

a. Expose people or structures to potentially substantial adverse 
effects, including the risk of loss, injury, or death involving: 

 

 

i. Rupture of a known earthquake fault, as delineated on the most 
recent Alquist-Priolo Earthquake Fault Zoning Map issued by 
the State Geologist for the area or based on other substantial 
evidence of a known fault? Refer to Division of Mines and 
Geology Special Publication 42. 

ii. Strong seismic ground shaking? 

iii. Seismic-related ground failure, including liquefaction? 

iv. Landslides? 

b. Result in substantial s 

0 0 Z 0 

El 

0 

0 

0 

El 
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Less Than 
Significant 

Potentially with Less Than 
Significant Mitigation Significant 

impact incorporated impact No impact 

CI CI CI El 

CI El CI 1E1 

d. Be located on expansive soil, as defined in Table 18-1-B of the 
Uniform Building Code (1994), creating substantial risks to life or 
property? 

e. Have soils incapable of adequately supporting the use of septic 
tanks or alternative wastewater disposal systems where sewers are 
not available for the disposal of wastewater? 

VII. GREENHOUSE GAS EMISSIONS. Would the project: 

a. Generate greenhouse gas emissions, either directly or indirectly, 
that may have a significant impact on the environment? 

b. Conflict with an applicable plan, policy or regulation adopted for the 
purpose of reducing the emissions of greenhouse gasses? 

HAZARDS AND HAZARDOUS MATERIALS. Would the project: 

a. Create a significant hazard to the public or the environment through 
the routine transport, use, or disposal of hazardous materials? 

b. Create a significant hazard to the public or the environment through 
reasonably foreseeable upset and accident conditions involving the 
release of hazardous materials into the environment? 

c. Emit hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within one-quarter mile 
of an existing or proposed school? 

d. Be located on a site which is included on a list of hazardous 
materials sites compiled pursuant to Government Code Section 
65962.5 and, as a result, would it create a significant hazard to the 
public or the environment? 

e. For a project located within an airport land-use plan or, where such 
a plan has not been adopted, within two miles of a public airport or 
public use airport, would the project result in safety hazard for 
people residing or working in the project area? 

f. For a project within the vicinity of a private airstrip, would the project 
result in a safety hazard for people residing or working in the project 
area? 

CI CI El CI 

CI I=1 CI El 

CI CI CI El 

CI CI CI El 

CI 
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Less Than 
Significant 

Potentially with Less Than 
Significant Mitigation Significant 

impact Incorporated Impact No Impact 

g. Impair implementation of, or physically interfere with, an adopted 
emergency response plan or emergency evacuation plan? 

h. Expose people or structures to a significant risk of loss, injury or 
death involving wildland fires, including where wildlands are 
adjacent to urbanized areas or where residences are intermixed with 
wildlands? 

HYDROLOGY AND WATER QUALITY. Would the project: 

a. Violate any water quality standards or waste discharge 
requirements, including but not limited to increasing pollutant 
discharges to receiving waters (Consider temperature, dissolved 
oxygen, turbidity and other typical storm water pollutants)? 

b. Have potentially significant adverse impacts on ground water 
quality, including but not limited to, substantially depleting 
groundwater supplies or substantially interfering with groundwater 
recharge such that there would be a net deficit in aquifer volume or 
a lowering of the local groundwater table level (e.g., the production 
rate of pre-existing nearby wells would drop to a level which would 
not support existing land uses or planned uses for which permits 
have been granted)? 

c. Substantially alter the existing drainage pattern of the site or area, 
including through the alteration of the course of a stream or river in a 
manner which would result in substantial/increased erosion or 
siltation on- or off-site? 

d.  

1=1 0Z 

O 00Z 

O 0E10 

O 00Z 

O 00Z 

O 00E1 

Z0 

OZ 
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Less Than 
Significant 

Potentially with Less Than 
Significant Mitigation Significant 

Impact Incorporated impact No impact  

I. Create potentially significant environmental impact on surface water 
quality, to either marine, fresh, or wetland waters? 

m. Impact aquatic, wetland or riparian habitat? 

n. Otherwise substantially degrade water quality? 

o. Place housing within a 100-year flood hazard area as mapped on a 
Federal Flood Hazard Boundary or Flood Insurance Rate Map or 
other flood hazard delineation map? 

p. Place within a 100-year flood hazard area structures which would 
impede or redirect flood flows? 

r. Inundation by seiche, tsunami, or mudflow? 

X. LAND USE PLANNING. Would the project: 

a. Physically divide an established community? z 
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Less Than 
Significant 

Potentially with Less Than 
Significant Mitigation Significant 

Impact incorporated Impact No Impact  

XIII. POPULATION AND HOUSING.  Would the project: 

a. Induce substantial population growth in an area, either directly (for 
example, by proposing new homes and businesses) or indirectly (for 
example, through extension of roads or other infrastructure)? 

b. Displace substantial numbers of existing housing, necessitating the 
construction of replacement housing elsewhere? 

c. Displace substantial numbers of people, necessitating the 
construction of replacement housing elsewhere? 

O 1111=IN 

O 00E 

O 00Z 

XIV. PUBLIC SERVICES.  Would the project: 

a. Result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need 
for new or physically altered governmental facilities, the construction 
of which could cause significant environmental impacts, in order to 
maintain acceptable service ratios, response times or other 
performance objectives for any of the public services: 

i. Fire protection? 1=100E1 
ii. Police protection? I=100E1 
iii. Schools? O1110Z 
iv. Parks? 1=11=100 
v. Other public facilities? O00Z 

XV. RECREATION,  Would the project: 

a. Increase the use of existing neighborhood and regional parks or 
other recreational facilities such that substantial physical 
deterioration of the facility would occur or be accelerated? 

b. Include recreational facilities or require the construction or 
expansion of recreational facilities which might have an adverse 
physical effect on the environment? 
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b. Conflict with an applicable congestion management program, 
including, but not limited to level of service standards and travel 
demand measures, or other standards established by the county 
congestion management agency for designated roads or highways? 

, c. Result in a change in air traffic patterns, including either an increase 
in traffic levels or a change in location that results in substantial 
safety risks? 

d. Substantially increase hazards due to a design feature (e.g., sharp 
curves or dangerous intersections) or incompatible uses (e.g., farm 
equipment)? 

e. Result in inadequate emergency access? 

f. Conflict with adopted policies, plans, or programs regarding public 
transit, bicycle, or pedestrian facilities, or otherwise decrease the 
performance or safety of such facilities? 

XVII. UTILITIES AND SERVICE SYSTEMS.  Would the project: 

a. Exceed wastewater treatment requirements of the applicable 
Regional Water Quality Control Board? 

b. Require or result in the construction of new water or wastewater 
treatment facilities or expansion of existing facilities, the construction 
of which could cause significant environmental effects? 

the construction of new storm water drainage 
of existing facilities, the construction of which 

t environmental effects? 
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Less Than 
Significant 

Potentially with Less Than 
Significant Mitigation Significant 

Impact Incorporated Impact No impact 

d. Have sufficient water supplies available to serve the project from 
existing entitlements and resources, or are new or expanded 
entitlements needed? 

e. Result in a determination by the wastewater treatment provider 
which serves, or may serve, the project that it has adequate capacity 
to serve the project's projected demand in addition to the provider's 
existing commitments? 

f. Be served by a landfill with sufficient permitted capacity to 
accommodate the project's solid waste disposal needs? 

g. Comply with federal, state, and local statutes and regulations related 
to solid waste? 

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE.  Would the project: 

a. Have the potential to degrade the quality of the environment, 
substantially reduce the habitat of a fish or wildlife species, cause a 
fish or wildlife population to drop below self-sustaining levels, 
threaten to eliminate a plant or animal community, reduce the 
number, or restrict the range, of a rare or endangered plant or 
animal, or eliminate important examples of the major periods of 
California history or prehistory? 

b. Does the project have impacts that are individually limited, but 
cumulatively considerable? ("Cumulatively considerable" means 
that the incremental effects of a project are considerable when 
viewed in connection with the effects of past projects, the effects of 
other current projects, and the effects of probable future projects.) 

c. Does the project have environmental effects which would cause 
substantial adverse effects on human beings, either directly or 
indirectly? 

U 

d. Where deficiencies exist relative to the City's General Plan Quality 
of Life Standards, does the project result in deficiencies that exceed 
the levels identified in the Environmental Quality Regulations 
{Zoning Code Section 33-924 (a) }? 

U 0 Z 
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ENVIRONMENTAL CHECKLIST 
SUPPLEMENTAL COMMENTS 

An Initial Study Environmental Checklist was prepared for this project and is included as a separate 
attachment to this Negative Declaration (MND). The information contained in the Initial Study and the ND 
Supplemental Comments will be used by the City of Escondido to determine potential impacts associated 
with the proposed project. 

INTRODUCTION 

This Negative Declaration assesses the environmental effects of the proposed United Reformed Church 
Development Master Plan generally located on the southeastern corner of North Broadway and Vista 
Avenue, addressed as 1864 N. Broadway (APN 227-010-61). 

As mandated by CEQA Guidelines Section 15105, affected public agencies and the interested public may 
submit comments on the Negative Declaration in writing before the end of the 20-day public review 
period starting on November 5, 2014,  and ending on November 24. 2014.  Written comments on the 
Negative Declaration should be submitted to the following address by 5:00 p.m., November 24, 2014. 
Following the close of the public comment review period, the City of Escondido will consider this Negative 
Declaration and any received comments in determining the approval of this project. 

City of Escondido 
Planning Division 
201 North Broadway 
Escondido, CA 92025-2798 

Contact: Jay Paul, Associate Planner 
Telephone: (760) 839-4671 
Fax: (760) 839-4313 
Email: jpaulaescond ido.org  

A printed copy of this document and any associated plans and/or documents are available for review 
during normal operation hours for the duration of the public review period at the City of Escondido 
Planning Division at the address shown above, and also available on the City's website. The City of 
Escondido General Plan Update (2012); Final Environmental Impact Report (2012); and Climate Action 
Plan are incorporated by reference. These documents are available for review at, or can be obtained 
through the City of Escondido Planning Division or on the City of Escondido Web Site. 
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PROJECT DESCRIPTION 
The proposed project involves a Conditional Use Permit (CUP) for a phased master development plan for 
Escondido United Reformed Church to include the following components: 

Phase 1 
• Construct a new 12,243 SF, two-story Sanctuary Building to accommodate up to 578 fixed seats 

on the main floor and 202 fixed seats on the upper story mezzanine/balcony, with up to 170 non-
fixed seating for a maximum capacity of up to 950 seats. 

• Reconstruct driveway off of Broadway and reconfigure the existing parking lot, drive aisles, new 
student drop-off area, paths of travel, hardscape and landscape improvements to support the 
Church and adjacent Calvin Elementary School. 

Phase 2 
• Convert the existing approximately 5,320 SF Sanctuary building into a multi-purpose social hall 

with a new attached 578 SF kitchen/prep building. 

Phase 3 
• Demolish the existing single-story social hall building (approx. 4,620 SF) and construct a new, 

approximately 5,250 SF, two-story building to accommodate a nursery, multi-purpose room, 
classrooms for Sunday school and other associated activities, and bathrooms, and an enclosed 
1,835 SF lower story central Atrium/Narthex. As part of this phase, the existing nursery spaces 
would be located in the new building and additional classrooms added to the existing building. 

Phase 4 
• New two-story freestanding Multi-Purpose Building. This would require a future modification to 

the CUP when the architectural design and floor plans are submitted. 

PROJECT LOCATION AND ENVIRONMENTAL SETTING 
Escondido United Reformed Church generally is located on the southeastern corner of North Broadway 
and Vista Avenue in the City of Escondido, County of San Diego, addressed as 1864 N. Broadway 
(APN 227-010-61). The approximately 4.36-acre property is developed as a religious facility that includes 
an approximately 5,320 SF one-story sanctuary building (468 seats); 11,164 SF two-story multi-purpose 
building containing various classrooms, meeting rooms, storage areas and administrative offices; 
detached approximately 2,000 SF single-story Pastor's residences; 1,464 SF detached 
multipurpose/storage building; and paved parking areas. The property fronts onto and takes access from 
North Broadway (Major Road) and Vista Avenue (Collector Road) which are classified as Circulation 
Element Streets. 

Escondido United Reformed Church original was established at the Broadway site in 1962 under the 
County's jurisdiction. The Church annexed to the City of Escondido in 1973 (City File No. AN73-101) and 
has expanded over the years to its current configuration. The adjacent Calvin Elementary School was 
constructed in 1967 under the County's jurisdiction with a shared parking arrangement with the church. 
The Calvin Christian High School north of the church site also has a joint parking arrangement with the 
church. 

The General Plan land-use designation for subject site is Suburban (S) with an underlying zoning 
designation of R-1-10 (Single-Family Residential, 10,000 SF min. lot size). In general, the surrounding 
area is characterized as urban/residential with a mix of multi-family and single-family residential 
development. Several non-residential uses are located within the immediate vicinity including Escondido 
High School to the southwest, Calvin Christian High School and Middle School to the north, Calvin 
Elementary School on the east, and First Congregational Church to the south. Vegetation throughout the 
surrounding area is typically of developed land, with a pocket of off-site natural habitat south of the site 
associated with an open drainage course, and Reidy Creek located west across North Broadway. 
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a. Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as 
shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the 
California Resources Agency, to non-agricultural use? 

b. Conflict with existing zoning for agricultural use, or a Williamson Act contract? 
c. Involve other changes in the existing environment which, due to their location or nature, could result 

in conversion of Farmland to non-agricultural use? 
d. Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources 

Code section 12220(g)), timberland (as defined by Public Resources Code section 4526), or 
timberland zoned Timberland Production (as defined by Government Code section 51104(g))? 

e. Result in the loss of forest land or conversion of forest land to non-forest use? 
f. Involve other changes in the existing environment which, due to their location or nature, could result 

in conversion of Farmland to non-agricultural use or conversion of forest land to non-forest use? 

No Impact - The proposed project site is currently developed as a religious facility/school and surrounded 
by urban/suburban development on all sides.. No farmland, forest land, timberland, or other agricultural 
uses occur on the project site or surrounding area. The property is not is not listed as agricultural or 
prime farmland by the California Department of Conservation (CDC) Farmland Mapping and Monitoring 
Program. The project site and surrounding area is not listed as prime Agricultural Lands in the General 
Plan Final EIR, which was prepared for the most recent General Plan revisions in 2000 (Escondido 2000). 
Therefore, the proposed project will not result in the conversion of Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance (Farmland) to non-agricultural use, or result in the conversion of forest 
land to non-forest use. The project site does not contain any Williamson Act or other agricultural land 
contracts. Accordingly, no associated impacts to agricultural-related zoning or contract land would result. 

III. AIR QUALITY 

Significance Criteria and Impact Analysis  
Where applicable, the significance criteria established by the applicable air quality management or air 
pollution control district may be relied upon to make the following determinations. Would the project: 

a. Conflict with or obstruct implementation of the applicable air quality plan? 
b. Violate any air quality standard or contribute substantially to an existing or projected air quality 

violation? 
c. Result in a cumulatively considerable net increase of any criteria pollutant for which the project region 

is non-attainment under an applicable federal or state ambient air quality standard (including 
releasing emissions which exceed quantitative thresholds for ozone precursors)? 

d. Expose sensitive receptors to substantial pollutant concentrations? 
e. Create objectionable odors affecting a substantial number of people? 

Within the San Diego region, air quality is monitored, evaluated, and controlled by the U.S. Environmental 
Protection Agency (USEPA), California Air Resources Board (CARB), and the San Diego County Air 
Pollution Control District (SDAPCD). The project is located within the San Diego Air Basin (Basin) under 
the jurisdiction of the SDAPCD. The SDAPCD develops and administers local regulations for stationary 
air pollutant sources within the Basin, and also develops plans and programs to meet attainment 
requirements for both federal and State Ambient Air Quality Standards. The SDAPCD and the San Diego 
Association of Governments (SAN DAG) are responsible for developing and implementing the clean air 
plan for attainment and maintenance of the AAQS in the Basin. The San Diego County Regional Air 
Quality Strategy (RAQS) was initially adopted in 1991, with the most recent update in 2009. The RAQS 
outlines the SDAPCD's plans and control measures designed to attain the state air quality standards. The 
SDAPCD has also developed the air basin's input to the State Implementation Plan (SIP), which is 
required under the federal CAA for areas that are out of attainment of air quality standards. 
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Less Than Significant Impact  - To determine consistency between the project and these air quality 
plans, the project must comply with all applicable SDAPCD rules and regulations, all proposed or adopted 
control measures of the RAQS, and be consistent with the growth forecasts utilized in preparation of the 
RAQS and SIP, which are based on regional population, housing, and employment projections prepared 
by SANDAG. The SDAPCD air quality management plans were developed based on growth 
assumptions prepared by SANDAG. Because the proposed project does not include growth-generating 
components the project would not conflict with growth projections contained in the City's General Plan 
and thus, would be consistent with SANDAG forecasts. Based on these considerations and pursuant to 
SDAPCD guidelines, project-related emissions would be accounted for and the project would be 
consistent with the SDAPCD air quality management plans and the SIP. For these reasons, the 
proposed project would not produce local or regional growth. The proposed project would not 
significantly increase traffic volumes on local streets and intersections as a result of the new sanctuary 
building and multipurpose building. The proposed project does not propose any land use changes, nor 
would it result in a land use that would create any significant additional operational emissions. 
Therefore, the proposed project is consistent with the City's General Plan, which would make it consistent 
with the AQMP, and no significant impact would occur. Any individual impacts attributed to the proposed 
project are small on a regional scale and will not cause ambient air-quality standards to be exceeded, nor 
contribute to any adverse cumulative impacts. 

Construction Emissions and Odors  
Due to the relatively minor amount of on-site earth disturbing activities/trenching associated with the 
project and based on air-quality studies for similar type projects, anticipated daily construction emissions 
from heavy equipment, or haul trucks and diesel equipment are projected to be less than the City of 
Escondido and SDAPCD thresholds for all criteria. Therefore, the proposed project would not expose 
sensitive receptors to substantial concentrations of criteria pollutants nor generate any objectionable 
odors, especially from diesel fumes. Any odors would be temporary in nature and would be confined to 
the immediate vicinity of the proposed project site. Because construction is a one time, temporary activity, 
operation of equipment during project construction is not anticipated to result in significant air quality 
impacts. As a matter of standard practice, dust and emission control during grading operations would be 
implemented to reduce potential nuisance impacts and to ensure compliance with SDAPCD rules and 
regulations. Due to the nature of the project, operation of the facility also is not anticipated to include the 
generation of objectionable odors affecting a substantial number of people. Therefore, the proposed 
project would have a less than significant impact on cumulative regional and local air quality. 





VI. GEOLOGY AND SOILS 

Significance Criteria and Impact Analysis  
The effects of a project on geology and soils are considered to be significant if the proposed project 
would: 

a. Expose people or structures to potentially substantial adverse effects, including the risk of loss, injury, 
or death involving: 
i. Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake 

Fault Zoning Map issued by the State Geologist for the area or based on other substantial 
evidence of a known fault? Refer to Division of Mines and Geology Special Publication 42. 
Strong seismic ground shaking? 
Seismic-related ground failure, including liquefaction? 

iv. Landslides? 
b. Result in substantial soil erosion or the loss of topsoil? 
c. Be located on a geologic unit or soil that is unstable, or that would become unstable as a result of the 

project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, liquefaction or 
collapse? 

d. Be located on expansive soil, as defined in Table 18 1 B of the Uniform Building Code (1994), 
creating substantial risks to life or property? 

Less than Significant Impact - The subject site, including all areas of Escondido and surrounding San 
Diego County is located within a Seismic Zone 4 designation. The project site is not located within 
proximity to any mapped State of California Fault-Rupture hazard Zones (formerly known as Alquist-Priolo 
Special Studies Zones) or other known fault hazard designations (California Geological Survey [CGS] 
2007. No known active or potentially active faults are located in the project site vicinity. Accordingly, fault 
surface rupture is not likely at this project. All new development would be required to conform to current 
seismic building code requirements designated for the specific area. Encounters with shallow 
groundwater is not expected. However, a number of standard methods are available to eliminate 
potential impacts from groundwater, such as dewatering. Disposal of any extracted groundwater (if 
necessary) would require coordination with the local RWQCB. Based on existing conditions and 
geologic/development history of the area, potential liquefaction and expansive soil issues are not 
anticipated to rise to a level of significance. Appropriate design and construction measures would be 
required to incorporated into the development plans as recommended by any subsequent 
geotechnical/soils reports that may be required at the building/grading permit stage of site development, 
which include standard industry practices such as the use of appropriate foundation and footing designs, 
design and construction measures to accommodate projected seismic loading, implementation of properly 
engineered and non-expansive fill, and appropriate surface/subsurface drainage techniques. These 
and/or other appropriate measures would be implemented as part of any development permit and 
conformance with applicable regulatory/industry criteria such as the IBC/CBC, Greenbook and City 
Standards. Because the subject site and surrounding properties have been developed and situated on 
relatively level terrain, the project site is not considered to be susceptible to other potential geologic 
hazards such as landslides, tsunamis, or seiche. Additionally, the proposed development area contains 
no exposed soils that could be subject to soil erosion or loss of topsoil. Erosion and sedimentation 
impacts would be addressed through conformance with the NPDES General Permit for Storm Water 
Discharges Associated with Construction and Land Disturbance Activities (Construction General Permit, 
State Water Resources Control Board [SWRCB]). Based on implementation of appropriate erosion and 
sediment control BMPs as part of, and in conformance with NPDES/City storm water requirements, 
potential erosion and sedimentation impacts from a proposed project would be avoided. 

e. Have soils incapable of adequately supporting the use of septic tanks or alternative wastewater 
disposal systems where sewers are not available for the disposal of wastewater? 



No Impact - The project site currently is serviced by an existing wastewater/sewer pipeline system with 
the City of Escondido. No septic tanks or alternative wastewater disposal system would be utilized as 
part of any future development projects. 

VII. GREENHOUSE GAS EMISSIONS 

In order to determine the potential effects of a project on greenhouse gas emission (GHG), would the 
project: 
a. Generate greenhouse gas emissions, either directly or indirectly, that may have a significant impact 

on the environment? 
b. Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the 

emissions of greenhouse gases? 

Less Than Sianificant Impact — The City of Escondido Greenhouse Gas Emissions Adopted CEQA 
Thresholds and Screening Tables document provides guidelines on how to analyze GHG emissions and 
determine the significance of those emission during CEQA review of proposed projects within the City. 
Project that emits less than 2,500 MT CO2e annually during construction or operation would not result in 
a potentially significant impact. The proposed development would generate GHGs from a variety of 
sources. Construction of the project would result in temporary emissions of GHG from the operation of 
construction equipment and from worker and building supply vendor vehicles. Once fully operational, the 
development's operations would generate GHG emissions from both area sources and mobile sources. 
Indirect source emissions associated with the proposed uses include electrical consumption, water and 
wastewater usage (transportation), and solid waste disposal. Mobile (direct) sources of air pollutants 
associated with the project would consist of motor vehicles trips to and from the site. Due to the short-
term and phased nature and relatively low intensity of project construction, construction-related GHG 
emissions generated by this project are anticipated to be well below the screening level threshold of 
2,500 MT CO2e established by the City of Escondido. Based on a review of Appendix B of the City of 
Escondido Greenhouse Gas Emissions Adopted CEQA Thresholds and Screening Tables document, it is 
concluded that the GHG emissions generated by the project would not exceed 2,500 MT CO2e per year. 
Thus, the GHG emissions attributable to the project would be less than significant. 

Vehicle Emissions - Vehicular emissions are the greatest contributor to GHG emissions. Individual 
projects of this type and nature (religious and public assembly) do not have direct control over the types 
of vehicles or emission/fuel standards that would result from the proposed development. However, GHG 
emissions related to the project would be reduced by up to 36 percent by the year 2020 through a 
combination of compliance/implementation of state-wide and federal programs/regulations on vehicle 
engine and fuel technologies. Efforts to reduce transportation emissions by reducing vehicle miles 
traveled (VMT) on a regional level are anticipated to come from polices related to changes in future land 
use patterns and community design, as well as through improvements in public transportation. By 
reducing miles vehicles travel, vehicle emissions would be reduced. Because of the limited number of 
vehicle trips (especially non-peak hour trips) that would be produced by the project on the area circulation 
network, the project is not anticipated to increase local vehicle trip lengths sufficient enough to increase 
the average regional trip length, as defined in the CARB Business-As-Usual (BAU) 2020 Forecast used to 
develop the regulations to reduce vehicle GHG emissions. Therefore direct and indirect impacts on 
statewide, regional or area-wide vehicular GHGs would not be considered significant. 



a. Create a significant hazard to the public or the environment through the routine transport, use, or 
disposal of hazardous materials? 

b. Create a significant hazard to the public or the environment through reasonably foreseeable upset 
and accident conditions involving the release of hazardous materials into the environment? 

c. Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste 
within one-quarter mile of an existing or proposed school? 

d. Be located on a site which is included on a list of hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, would it create a significant hazard to the public 
or the environment? 

No Impact - Due to the nature of the proposed development, the project would not result in any 
associated impacts related to hazardous emissions or the handling of hazardous or acutely hazardous 
materials, substances or wastes. Use and/or storage of hazardous materials at the project site are 
expected to be minimal and would not constitute a level that would be subject to regulation. The project 
site is not located on a list of hazardous materials sites compiled pursuant to Government Code Section 
65962.5 (the Cortese List). Any development of the project site would be required to comply with all 
applicable Fire, Building, and Health and Safety Codes, which would eliminate any potential risk of upset. 
The site is not located within a 100-year floodplain. Therefore, the project will not create a significant risk 
of upset or hazard to human health and safety. 

e. For a project located within an airport land-use plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use airport, would the project result in safety hazard for 
people residing or working in the project area? 

f. For a project within the vicinity of a private airstrip, would the project result in a safety hazard for 
people residing or working in the project area? 

The project is not located within an airport land-use plan, an airport land-use plan that is to be adopted, or 
within 2 miles of a public airport. The project also is not located within the vicinity of a private airstrip and 
would not result in a safety hazard for people residing or working in the project area. Therefore, the 
project would not result in any associated impacts related to safety hazards for people residing or working 
in the project area. 

g. Impair implementation of, or physically interfere with, an adopted emergency response plan or 
emergency evacuation plan? 

The project does not include activities or structures that would impair implementation of, or physically 
interfere with, an emergency response plan. The proposed development is not expected to result in the 
need for additional emergency and fire facilities. Any development of the site would be required to 
comply with all applicable Fire, Building, and Health and Safety Codes. The Police and Fire Department 
indicated the proposed project would not impact service levels. 

h. Expose people or structures to a significant risk of loss, injury or death involving wild/and fires, 
including where wildlands are adjacent to urbanized areas or where residences are intermixed with 
wildlands? 

No Impact - The subject site is a developed as a religious facility and is not adjacent to a wildland fire 
area. Therefore, the project does not involve the development of structures that would expose people or 
structures to a significant risk of wildland fires. 





No Impact  - As described in Section VII, Biological Resources, the proposed development would not 
affect any environmentally sensitive areas or aquatic/riparian/wetland habitats. The subject area 
proposed for development is outside the City of Escondido Focused Planning Areas as indicated on the 
MHCP maps. No conflicts with the provisions of the MHCP are expected. 

o. Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard Boundary 
or Flood Insurance Rate Map or other flood hazard delineation map? 

p. Place within a 100-year flood hazard area structures which would impede or redirect flood flows? 
q. Expose people or structures to a significant risk of loss, injury or death involving flooding, including 

flooding as a result of the failure of a levee or dam? 
r. Inundation by seiche, tsunami, or mudflow? 

No Impact  - The project site is located outside the 100-year flood zone with no associated mapped 100-
year floodplains occurring locally in the SanGIS database or on Federal Emergency Management Agency 
(FEMA) Flood Insurance Rate Maps (FIRMs). Therefore, no structures would impede or redirect flood 
flows. The project site and surrounding area are not located within a mapped dam inundation area 
associated with the upstream Lake Wohlford and Dixon Reservoir containment structures/reservoirs 
(General Plan 2012). Based on the location of the proposed project approximately 12 miles inland, no 
significant impacts related to tsunamis would result. No significant impacts related to seiches and 
associated flood hazards are anticipated to occur given the distance from the existing Lake Wohlford and 
Dixon Reservoirs, and channelization/improvement of Reidy Creek within the area. The project site and 
surrounding properties either are developed and/or landscaped with ornamental or native vegetation, and 
therefore the site is not subject to any anticipated mudflows. 



XI. MINERAL RESOURCES 

Significance Criteria and Impact Analysis  
The effects of a project on mineral resources are considered to be significant if the proposed project 
would: 

a. Result in the loss of availability of a known mineral resource that would be of value to the region and 
the residents of the state? 

b. Result in the loss of availability of a locally important mineral resource recovery site delineated on a 
local general plan, specific plan, or other land-use plan? 

The subject site and adjacent properties have been previously developed. These properties are not 
known to contain any known mineral deposits of value. No known locally important mineral resource 
recovery sites delineated on a local general plan, specific plan or other land-use plan are present within 
the project site or surrounding area. 

XII. NOISE 

Significance Criteria and Impact Analysis  
The effects of a project on noise are considered to be significant if the proposed project would result in: 

a. Exposure of persons to, or generation of, noise levels in excess of standards established in the local 
general plan or noise ordinance, or applicable standards of other agencies? 

b. Exposure of persons to, or generation of, excessive groundbome vibration or groundbome noise 
levels? 

c. A substantial permanent increase in ambient noise levels in the project vicinity above levels existing 
without the project? 

d. A substantial temporary or periodic increase in ambient noise levels in the project vicinity above 
levels existing without the project? 

Less than Significant Impact - Existing ambient noise within the area primarily is generated from the 
traffic along the adjacent roadways (North Broadway and Vista Avenue) and from the various residential 
and non-residential activities throughout the immediate area. The subject site is developed as a religious 
facility that contains a variety of active and passive uses. The site also is located next to two schools that 
contain outdoor play fields. Residential uses are considered sensitive to noise. The closest noise 
sensitive use to the church are existing residential homes located south of the property, and further east 
adjacent to the Calvin Elementary School. An apartment complex also is located west of the site across 
North Broadway. Operation of the new sanctuary building and classrooms is not anticipated to result in 
any significant noise impacts to the adjacent residential uses since all services and activities generally 
would be conducted within a completely enclosed building(s), and also due to the distance of the new 
sanctuary building in relation to the existing residential developments. Outdoor spaces generally have 
been oriented within the center of the site or would be buffered from adjacent residential uses by existing 
buildings or architectural features to reduce the potential for any noise conflicts. The proposed project 
does not include any components that would result in excessive groundborne vibration. 

Construction Noise  
Noise impacts from construction are a function of the noise generated by the construction equipment, the 
location and sensitivity of nearby land uses, and the timing and duration of the noise-generating activities. 
Noise levels within and adjacent to the specific construction sites would increase during the construction 
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XIV. PUBLIC SERVICES 

Significance Criteria and Impact Analysis  
The effects of a project on public services are considered to be significant if the proposed project would: 

a. Result in substantial adverse physical impacts associated with the provision of new or physically 
altered governmental facilities, need for new or physically altered governmental facilities, the 
construction of which could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the public services: 

No Impact-  The project site is developed as a religious facility and implementation of the proposed 
project would result in additional buildings to accommodate the range of uses offered by the church. The 
proposed project would not result in a need to provide additional park or open space amenities since the 
project would not increase population within the surrounding area. Therefore, no significant impact to 
recreational resources would occur as a result of project. SDG&E would provide electric facilities to the 
project. The proposed project would not result in substantial adverse physical impacts associated with 
the provision of new or physically altered SDG&E facilities. The new buildings would create an 
incremental increase in demand for electricity over existing levels, but the project increase in not 
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XVI. TRANSPORTATION/TRAFFIC 

Significance Criteria and Impact Analysis  
The effects of a project on transportation and traffic are considered to be significant if the proposed 
project would: 

a. Conflict with an applicable plan, ordinance or policy establishing measures of effectiveness for the 
performance of the circulation system, taking into account all modes of transportation including mass 
transit and non-motorized travel and relevant components of the circulation system, including but not 
limited to intersections, streets, highways and freeways, pedestrian and bicycle paths, and mass 
transit. 

b. Conflict with an applicable congestion management program, including, but not limited to level of 
service standards and travel demand measure, or other standards established by the county 
congestion management agency for designated roads or highways 

c. Result in a change in air traffic patterns, including either an increase in traffic levels or a change in 
location that results in substantial safety risks? 

d. Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm equipment)? 

e. Result in inadequate emergency access? 
f. Conflict with adopted policies, plans, or programs supporting alternative transportation (e.g., bus 

turnouts, bicycle racks)? 

Less Than Significant Impact - The Engineering Division indicated the proposed project and anticipated 
increase in traffic generated by the new sanctuary building (approx. 70 weekday .  trips and 279 trips during 
primary days of service) would not result in any adverse impacts to the local street segments or 
intersections. The anticipated traffic is based on the increase in sanctuary area (approx. 7,750 SF) above 
the existing sanctuary area that would be converted to another use. North Broadway currently operates 
at a Level-of-Service (LOS) "A." and Vista Avenue (Broadway to Ash) operates at a LOS "B" within the 
City and "C" within the County. The intersection of Broadway/Ash, which is signalized, operates at LOS 
"B" in the a.m. peak hours and "A" during p.m. peak hours. The primary increase in trips associated with 
the sanctuary would be on days of worship/service, which generally are on the weekends during non-
peak days and hours. The proposed project would not conflict with any applicable plan, ordinance, or 
policy related to traffic/circulation and, therefore, impacts would be less than significant. The project 
would be conditioned to implement a traffic management plan as part of the terms of the Conditional Use 
Permit to reduce potential conflicts during school and service peak time/days. 

Construction Traffic — Temporary traffic impacts would occur during site preparation and construction 
activities. Due to the nature of the project, the Engineering Division indicated additional trips are 
anticipated to be minimal. Construction traffic typically occurs during the off-peak hours. Therefore, 
impacts to LOS during temporary construction would be less than significant. 

Design Features/Hazards/Emergency Access — The project does not include any design features or 
incompatible uses that would substantially increase hazards. 
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