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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 Iltem 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 Tunnell, 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 | 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 Blivd.,
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 prioritzed. 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, ltem 3,
feeling this finding could not be met as well as feeling the use would have
negative impacts on the neighborhood.

60f9



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™ Avenue and Quince Street, and on 5" 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 staff's
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

ANALYSIS

A. LAND USE COMPATIBILITY/SURROUNDING ZONING

NORTH - County RR (Rural Residential — 15,000 SF minimum lot size) zoning — Across Hamilton Lane from the proposed
residential development site is a neighborhood of single-family residences on lots ranging from approximately
15,000 SF to 1.24 acres in size. |-15 borders the northern side of the remainder of the proposed annexation
area.

SOUTH - County RR zoning and Felicita County Park — Several single-family residences on lots ranging from
approximately 10,000 SF to 20,000 SF in size are located immediately south of the project area between
Felicita Road and Miller Avenue. Felicita County Park is located south of the project area across Felicita Road.
Felicita County Park features 53 acres of dense oak groves, two horseshoe pits, picnic tables, barbecues,
playgrounds, restrooms, volleyball court, nature trail, and hiking trails. South of the remainder of the proposed
annexation area on the eastern side of Miller Avenue is a relatively new, small neighborhood of single-family
residences on lots approximately one acre in size.

EAST - County A-70 (Limited Agriculture) and County RR zoning — Single-family residences on lots ranging from
approximately 15,500 SF to 2.18 acres in size are located across Miller Avenue from the proposed project.

WEST - County RR zoning — Across Felicita Road is a neighborhood of single-family residences on lots ranging from
approximately 12,500 SF to 1.94 acres in size. This neighborhood is generally separated from the site by both
Felicita Road and the existing line of trees in the creek area along the western edge of the project site.

B. AVAILABILITY OF PUBLIC SERVICES

1. Effect on Police Service — The project site would be annexed to the City, and the City of Escondido Police Department
(EPD) would assume the responsibility for police protection. EPD response time standards to calls for service are 5
minutes for life-threatening calls and 6 minutes and 30 seconds for calls regarding crimes in progress and/or having
probability for suspect apprehension. These response times are consistent with the Escondido General Plan Quality of
Life Standard #4 for police services. The Police Department has expressed no concern regarding their ability to
provide service to the site.

2. Effect on Fire Service ~ The site is served by Fire Station No. 5 (2319 Felicita Road), which is well within the seven
and one-half minute response time specified for urbanized areas in the General Plan. Development of the site would
contribute incremental increases in demand for fire services. Comments received from the Escondido Fire Department
indicate the Oak Creek Fire Protection Plan (Appendix J in the Final EIR) adequately provides for appropriate building
construction and fuel modification methods that will aid in the protection of future residents in the development. The
Fire Department has indicated that adequate services can be provided to the site and the proposed project would not
impact levels of service.

3. Traffic/Circulation — The proposed project would take access from Felicita Road, which is classified as a Local
Collector (66’ r.o.w. with 42’ curb-to-curb improvement) in the Circulation Element of the Escondido General Plan.
Hamilton Lane is also classified as a Local Collector. Development of the proposed residential project would generate
780 new vehicle trips (780 ADT) associated with new residents. A Traffic Impact Analysis prepared by Linscott, Law
and Greenspan is included as Appendix O-1 in the Oak Creek Final EIR.

According to the Traffic Impact Analysis, the proposed development would not result in a significant impact to any
roadway intersection under the Existing + Project, Future (Year 2018), or Long-term (Year 2035) scenario because
traffic delay would be minimal and would not deteriorate LOS. The project would not result in a significant impact to
any roadway segment under the Existing + Project, Future (Year 2018), or Long-term (Year 2035) scenario based on
the City of Escondido’s significance criteria as no long-term significant impacts identified as project-related increases
in V/C ratio on poorly operating (LOS D, E, or F) segments would exceed 0.02.
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SUB 13-0002, PHG 13-0017, ENV 13-0006
January 27, 2014

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

operative, vested or final and any local permits issued for the project will be invalid (Section 711.4(c)(3) of the Fish
and Game Code).

Prior to issuance of a grading permit, the emergency access road width, pavement and gate specifications shall be
reviewed and approved by the Fire Department.

All project generated noise shall comply with the City’s Noise Ordinance (Ord. 90-08) to the satisfaction of the
Planning Division.

Three copies of a revised Tentative Map, reflecting all modifications and any required changes shall be submitted to
the Planning Division for certification prior to submittal of grading plans, landscape plans and the final map.

All residential lots shall meet the minimum 10,000 SF lot area and 80-foot average lot width requirements of the
Master Development Plan. In no event shall the reduction of lot sizes for this clustered residential development
exceed the amount of open space area within the development. Conformance with these requirements shall be
demonstrated on the Tentative Map submitted for certification, the grading plan and final map. Non-compliance with
these minimum standards will result in revisions to the map.

No street names are established as part of this approval. A separate request shall be submitted prior to final map.

Two exemptions from the Grading Ordinance are approved as part of this project. Grading Exemption No. 1 is a
proposed 2:1 cut slope up to 35 feet in height on Lots 4-9 where the Grading Ordinance permits a 20-foot-high cut
slope. 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.

Prior to recordation of the final map or issuance of a grading permit, two copies of the CC&Rs shall be submitted to
the Planning Division for review and approval. The CC&Rs shall contain provisions for the maintenance of any
common landscaping (including landscaping in the public right-of-way fronting the project), open space, fences/walls,
emergency access roads, detention basins, common drainage facilities, fuel modification zones, etc. to the
satisfaction of the Planning and Engineering Divisions. Other conditions of approval identified for inclusion into the
CC&Rs shall be included to the satisfaction of the Planning Division. A review fee established in the current fee
schedule shall be collected at the time of submittal.

This Tentative Subdivision Map and Planned Development shall expire three years after the date of final approval if a
final map has not been approved or an extension of time has not been granted. The life of the associated project
entitlements shall run concurrently with the life of the Tentative Map.

Prior to issuance of a grading permit, the applicant shall provide evidence to the Planning Division indicating the
Department of Toxic Substances Control has approved a “Response Plan” for the remedial work necessary to
address contaminants in the soil at the project site.

Prior to issuance of grading or building permits, the applicant shall record a deed restriction over the entire project site
that prohibits the use of groundwater on the project site for any purpose, including without limitation any extraction of
groundwater.

Prior to the recordation of the final map, the applicant shall submit to the City for review and approval a standalone
homebuyer disclosure providing the homebuyer clear and concise notice of the maximum allowable impervious area
on their lot as part of the home purchase process. Prior to issuance of building permits for the final phase, the
homebuilder shall provide signed copies of the disclosure statements for all lots in previous phases to the Planning
Division.

Prior to issuance of building permits, the applicant shall record a deed restriction on all residential lots within the
development that prohibits any future property owner from installing more than the maximum allowable impervious



























10.

11.

Adequate horizontal sight distance shall be provided at project entrance on Felicita
Road in accordance with the requirements of the City Engineer.

The address of each dwelling unit shall either be painted on the curb or, where
curbs are not available, posted in such a manner that the address is visible from the
street. In both cases, the address shall be placed in a manner and location
approved by the City Engineer and Fire Marshal.

The developer will be required to provide a detailed detour and traffic control plan,
for all construction within existing rights-of-way, to the satisfaction of the Traffic
Engineer and the Field Engineer. This plan shall be approved prior the issuance of
an Encroachment Permit for construction within the public right-of-way.

GRADING

A site grading and erosion control plan shall be approved by the Engineering
Department. The first submittal of the grading plan shall be accompanied by 3
copies of the preliminary soils and geotechnical report. The soils engineer will be
required to indicate in the soils report and on the grading plan, that he/she has
reviewed the grading and retaining wall design and found it to be in conformance
with his or her recommendations.

All proposed retaining walls shall be shown on and permitted as part of the site
grading plan. Profiles and structural details shall be shown on the site grading plan
and the Soils Engineer shall state on the plans that the proposed retaining wall
design is in conformance with the recommendations and specifications as outlined
in the Geotechnical Report.  Structural calculations shall be submitted for review
by a Consulting Engineer for all walls not covered by Regional or City Standard
Drawings.

Cut slope setbacks must be of sufficient width to allow for construction of all
necessary screen walls and/or brow ditches.

The developer shall be responsible for the recycling of all excavated materials
designated as Industrial Recyclables (soil, asphalt, sand, concrete, land clearing
brush and rock) at a recycling center or other location(s) approved by the City
Engineer.

A General Construction Activity Permit is required from the State Water Resources
Board for all storm water discharges associated with a construction activity where
clearing, grading and excavation resuits in a land disturbance of one (1) or more
acres.

All blasting operations performed in connection with the improvement of the project
shall conform to the City of Escondido Blasting Operations Ordinance.

Unless specifically permitted to remain by the County Health Department, any
existing wells within the project shall be abandoned and capped, and all existing
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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.

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.

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

¢) 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
Page 14 of 28
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Three vehicle access points would be available to the development: one from Hamilton Lane,
one from Miller Avenue across from Twilight View Terrace, and one from Felicita Road south
of Park Drive. An emergency access gate would be provided from Hamilton Lane, east of the
Hamilton Lane entrance. This gate would be for emergency vehicle use only and would not be
used for day-to-day resident vehicular access.

Felicita Road would be built to County General Plan standards and traffic calming features
would not be proposed in this alternative. Some proposed homes fronting on Miller Ave and
Hamilton Lane would take access off the two streets rather than a single controlled access on
Felicita Road, (which is part of the Project’s proposed circulation system).

Project utilities construction would include the extension of gas and electric transmission
facilities, water pipelines, and communications facilities. Development would rely on individual
septic tanks rather than a public sewer system. Water service would be provided by Rincon
Water.

The project site for this alternative would be graded similar to that of the Project. Runoff from
the residential lots would drain to the streets within the subdivision and the 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/bio-retention
basins to safely convey runoff and handle peak flows through the Project. On-site bio-retention
facilities would be constructed throughout the site, adjacent to the drainage management area
that they are designed to treat.

The lot layout for this alternative could result in homes being located 100 feet from the existing
creek.

Construction of the Less Dense Alternative (Without Annexation/Public Sewers) is anticipated to
occur over a similar period as that estimated for the Project.

Feasibility of Alternative

Compared to the propose Project, the Less Dense Alternative (Without Annexation/ Public
Sewers; 20 units) would have less of an impact on air quality; soil erosion, stability, and
expansive soils; greenhouse gas emissions; emergency response and evacuation plans; excessive
groundborne vibration, permanent and temporary ambient noise levels; public services; traffic
and level of service standards, road safety and emergency access; and, utility and service
systems. This alternative would have similar impacts on aesthetics, agricultural resources,
biological resources, cultural, exposure to seismic hazards; hazards and hazardous materials;
hydrology and water quality; land use; noise levels, exposure from a public or private airport; air
traffic patterns and alternative transportation. This alternative would have greater impacts on
wastewater disposal systems.

The Less Dense Alternative (Without Annexation/Public Sewers) would meet Project objectives
except objectives 1, 8, 9, 10, and 15. This alternative would not result in the annexation to the
City of Escondido, nor would it implement traffic calming features or habitat restoration.
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REDUCED JURISDICTIONAL HABITAT IMPACT ALTERNATIVE (62 UNITS)

Under the Reduced Jurisdictional Habitat Impact Alternative the proposed development would
be re-configured to avoid on-site jurisdictional habitat impacts that would result in 62 dwelling
units with lot sizes similar to those of the Project. Development would no longer be contiguous
because of modifications to the circulation system to avoid crossing a jurisdictional area within
the project site. The panhandle area east of Miller Avenue would be the same as that proposed
for the Project, with six lots. Four vehicular entrance/exit points would provide access to the
homes on the project site west of Miller Avenue. Hamilton Lane would have two access points:
one to a cul-de-sac in the west that ends at the sensitive habitat, and one to the east. A third
access point would be constructed on Miller Avenue across from Twilight View Terrace, and a
fourth access would be from Felicita Road south of Park Drive.

The architectural style, color scheme of the homes, and street lighting would be similar to that
proposed for the Project. This alternative would conserve an additional 0.4 acre of open space
when compared to the Project. As with the Project, the open space areas would be primarily in
drainage basins in the north-central and western portions of the project site and would be
preserved in their natural state, encompassing a number of sensitive natural communities. Public
pedestrian access to the pond would be allowed. Avoidance of jurisdictional habitat would result
in a minor amount of additional open space.

Improvements to Felicita Road would be similar to those of the Project, including the traffic
calming features.

Project utilities construction would include the extension of gas and electric transmission
facilities, water pipelines, wastewater pipelines, and communications facilities. The project site
and Chalice Unitarian Universalist Congregation would be annexed to the City and excluded
from County Service Area No. 135.

The project site for this alternative would be graded similar to that of the Project except that the
jurisdictional habitat on site would be avoided. Runoff from the residential lots would drain to
the streets within the subdivision, and the 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
and to mitigate any increase in peak flow from the development. On-site bioretention facilities
would be constructed throughout the site, adjacent to the drainage management areas that they
are designed to treat.

Construction of the Reduced Jurisdictional Habitat Alternative is anticipated to occur over a
similar period as that estimated for the Project.

Feasibility of Alternative

Compared to the propose Project, the Reduced Jurisdictional Habitat Impact Alternative (62
units) would have less of an impact on special status plant and wildlife, sensitive natural
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ANALYSIS

A. LAND USE COMPATIBILITY/SURROUNDING ZONING

NORTH ~ Calvin Christian School (middie and high school) is located north of the site across Vista Avenue. Single-
family residential development is located further to the northeast. Vista Avenue is classified as a
Collector Road (84' R-O-W) but currently is developed as a Local Collector Road with one westbound and
one eastbound land, including curb-gutter and sidewalk along the project frontage and the Calvin
Christian School frontage.

SOUTH -~ Single-family residential homes are located immediately south of the church property. First
Congregational Church is located further to the south and Escondido High School to the southwest. A
masonry block wall is located along the southern boundary of the adjacent Calvin Elementary School, and
a wooden fence along the southern boundary of the church.

EAST - Calvin Elementary and Preschool is located on a 4.78-acre parcel immediately east of the church
property. The church and school share parking facilities and access points/driveways along Broadway
and Vista Avenue. Single-family residential development is located further to the east (approximately 305
feet to the east) of the church property/parcel.

WEST - Multi-family residential development is located west of the church property across North Broadway. The
Meadowbrook Village retirement and congregate care facility is located further to the northwest. North
Broadway is classified as a Major Road (102’ R-O-W) with two northbound and two southbound lanes
and a continuous center turn lane. The intersection of North Broadway and Vista Avenue is signalized.

B. ENVIRONMENTAL STATUS

1.

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. The final environmental document attached with this report includes
additional corrections or clarification of issues to respond to any modifications to the project design (including
clarification of total seating capacity of the new sanctuary building from 716 fixed seats to a total seating capacity of
950 fixed and temporary seating area) comments from various City Departments, outside agencies, or other relevant
comments, which also have been reflected in the project conditions of approval. Staff did not receive any comments
from the public or other agencies during the public review period.

AVAILABILITY OF PUBLIC SERVICES
Effect on Police Service -- The Police Department expressed no concern regarding their ability to serve the site.
Effect on Fire Service -- The Fire Department did not express any concerns regarding their ability to serve the site.

Traffic -- 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. In order to enhance pedestrian safety between the church and high school the project also is
conditioned to enhance the existing mid-block crossing on Vista Avenue by re-establishing and updating signing,
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striping and installation of a signal controlled pedestrian crossing or an alternate device subject to approval by the City
Engineer and Transportation Commission.

4. Utilities -- Water service to the site is provided by the Rincon del Diablo Municipal Water District. The District
indicated they would continue to provide water service to the site. City sewer with sufficient capacity to serve the
project are available in the adjoining streets or easement. The Engineering Department concluded the project would
not materially degrade the level-of-service of the public sewer and water system. Overhead utility lines are located
along the Broadway frontage and the project is conditioned to underground these utilities.

5. Drainage — There are no significant drainage courses within or adjoining the property. Runoff from the project wouid
be directed to the adjoining public street or other drainage facility. The Engineering Department concluded the project
would not materially degrade level-of-service of the existing or downstream drainage facilities. The project is required
to conformance with existing NPDES, City storm water standards and storm water design requirements (SUSMP).
Appropriate on-site storm water quality and drainage features will be constructed on-site.

C. CONFORMANCE WITH CITY POLICY

General Plan

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 school 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 there is adequate
parking and drop-off areas to accommodate students. Therefore, the proposed addition 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.

Project Design and Neighborhood Compatibility — The architecture of the existing Sanctuary and classroom building
reflects a 1960’s contemporary religious type design, with very steep sloping roofs with typical institutional type
classroom/administration buildings located towards the rear of the site. The applicant has submitted a concept
architectural design for the new Sanctuary, and two-story classroom building and central atrium that would reflect a
different contemporary design, but also would incorporate many of the same exterior elements, materials and colors of the
existing Sanctuary building to provide an appropriate visual transition between the existing and new buildings. The project
is proposed to be constructed in phases, with the Sanctuary Building as the first phase. The design, overall height and
location of the new buildings helps to maintain the primary scenic views through or over the site to the surrounding
hillsides or skylines, as well as keep the most intensive type uses further away from residential properties to minimize any
noise and compatibility impacts. A covered pedestrian pathway/arcade would direct access to the buildings and outdoor
plaza from the parking area. A central plaza/atrium would be provided in a later phase that would be open to internal
views from the upper stories of the Sanctuary building and two-story classroom building. The atrium would incorporate a
roof structure with skylights to be used during inclement weather conditions. A covered exterior walkway would be
provided between these two buildings. The applicant has not prepared more detailed architectural elevations because
they are seeking design input and approval from the Planning Commission on the overall architectural concept before
they invest further into the design. Staff is supportive of the overall architectural concept, but also is seeking Planning
Commission design input, especially concerning the two Sanctuary elevations (large unbroken wall planes) that would be
visible from Broadway and Vista Avenue. Therefore, the project has been conditioned the project to return the Planning
Commission (acting as the Design Review Board) to review and approval the final architectural design based on the
Commission’s input, which the applicant also supports.

Staff feels the project design would not create any adverse noise or compatibility impacts to adjacent uses, especially
residential uses to the south because the proposed new Sanctuary Building and outdoor courtyard would be setback more
than 250 feet from the nearest residential use to the south, and is separated from multi-family residential to the west by
Broadway, which is a Major Circulation Element Street. The various outdoor courtyards and plazas would be buffered
from adjacent residential areas by existing and proposed buildings, which would reduce the potential for noise impacts.
The existing single-family residence on the church property is used as the Pastor’s residence. The Church also owns the
single-family home south of the church property that includes a gated pathway between the two properties. A natural
drainage/landscape channel provides a visual buffer from the other residential homes south of the church site
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l. AESTHETICS

a. Have a substantial adverse effect on a scenic vista?

b. Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway?

c. Substantially degrade the existing visual character or quality of the site and its surroundings?

Less Than Significant Impact - Scenic resources in the City of Escondido include views to and from
hillsides and prominent ridgelines and other prominent natural landforms. No designated scenic
resources are located within or in close proximity to the site, as identified in the General Plan Resource
Conservation Element. More prominent ridgelines/hillside areas generally are located north and
northeast towards the City's northern boundaries. Views through the site towards the distant hillsides
would be altered with the development of the new structures. However, due to distance from designated
scenic resources and the relatively small scale of the project, the new buildings would not aversely block
views of ridgelines or other scenic vistas from public views or through the project site.

The 4.36-acre site is developed as a religious facility and contains a variety of one- and two-story
buildings, paved parking and other supporting infrastructure. The proposed project consists of an infill
type development within an urbanized/suburban area completely surrounded by a variety of existing
development, including several schools and religious facilities. The project components primarily consist
of a new sanctuary building; new two story multi-purpose/classroom building; and related surface parking
lot and landscape improvements that have been designed to be compatible in height and scale with the
existing on-site buildings and other development throughout the surrounding area. The site does not
contain any significant on-site resources such as protected trees, rock outcroppings or any other
significant topographical features. Several of the on-site mature trees (generally eucalyptus and pine
species) would be removed or impacted during construction. These trees would be replaced as required
by the City’'s Grading Ordinance and tree preservation requirements. Therefore the proposed project
would not result in any adverse impacts directly, indirectly or cumulatively to the visual character or quality
of the Planning Area.

d. Create a new source of substantial light or glare which would adversely affect day or nighttime views
in the area?

Less Than Significant Impact - Existing lighting sources on the site and surrounding area generally
consist of street lights; security lights, parking lot lights, sport field lights and vehicle headlights. The
proposed lighting for the project generally would consist of new or relocated parking lot lighting, new area
lighting around the buildings and walkways, and building security lighting, which would be compatible with
existing lighting throughout the project vicinity. All new lighting would be required to be in compliance
with the City's Outdoor Lighting Ordinance, which would ensure potential impacts associated with glare or
light will be minimized to below a level of significance.

L. AGRICULTURE RESOURCES

Significance Criteria and Impact Analysis

In determining whether impacts to agricultural resources are a significant environmental effects, lead
agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997)
prepared by the California Department of Conservation as an optional model to use in assessing impacts
on agriculture and farmland. The effects of a project on agricultural resources are considered significant
if the proposed project would:
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e. Conflict with any local policies or ordinances protecting biological resources such as a lree
preservation policy or ordinance?

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

Less Than Significant Impact - The project site is located within an urban/suburban built-up area and is
surrounded by existing development and/or public streets on all sides. The property is classified as
developed/disturbed and contains a variety of buildings, paved parking and ornamental landscaping,
including mature trees. No plant life or animal species recognized as threatened or endangered by the
U.S Fish and Wildlife Service or California Department of Fish and Game, or other sensitive species, as
identified in local/regional plans/policies or regulations, are known or anticipated to occur on the site. No
raptor nests were observed within the proposed project area during a site reconnaissance. Based on the
developed nature of the site and surrounding area, project implementation would not resuit in any impacts
to wildlife movements or established wildlife corridors/habitat linkages. The project development area is
outside the City of Escondido Focused Planning Areas as indicated on the MHCP maps and no conflicts
with the provisions of the MHCP are expected. No riparian habitat or wetlands occur on the subject site.
As such, the project would not directly or indirectly impact sensitive species or habitat. Although there are
mature trees on the site, there are no protected trees (such as oak trees) located on the site. The
removal of any mature trees due to the project development would be replaced in accordance with the
City’s grading and landscape requirements.

V. CULTURAL RESOURCES

Significance Criteria and Impact Analysis

The effects of a project on cultural resources are considered to be significant if the proposed project
would:

a. Cause a substantial adverse change in the significance of a historical resource as defined in

§15064.5?
b. Cause a substantial adverse change in the significance of an archaeological resource pursuant to
§15064.5?

c. Directly or indirectly destroy a unique paleontological resource or site or unique geologic feature?
d. Disturb any human remains, including those interred outside of formal cemeteries?

No Impact - The project site is developed with a church and school. The original church sanctuary
building was constructed in 1962, which is over 50 years old. However, the structure is not listed on any
historic survey and the architecture or character of the building would not be considered a significant
historical resource. The proposed project would not impact the character of the existing sanctuary
building as it would be retained and the interior remodeled as one of the proposed project phases. No
other potential historical resources occur on the project site and the project area does not appear to
contain any indicators of significant cultural resources or geologic features due to the disturbed nature of
the property and past development. As such, no impact to cultural/historical resources would occur as a
result of the proposed project. Because extensive ground moving activities would not be required and the
area of ground disturbance would be minimal, the likelihood of encountering cultural resources is unlikely.
No human remains are anticipated to be discovered during project construction due to the lack of burial
sites recorded on the site and the disturbed nature of the project area. In accordance with Health and
Safety Code 7050.5, CEQA 15064.5(e), and Public Resources Code 5097.98, if any human remains are
discovered, all work would be halted in the vicinity of the discovery, the appropriate authorities would be
notified, and standard procedures for the respectful handling of human remains would be adhered to.
Therefore, implementation of the proposed project would not result in a significant impact to these
resources and no mitigation measures are required.
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IX. HYDROLOGY AND WATER QUALITY

Significance Criteria and Impact Analysis
The effects of a project on hydrology and water quality are considered to be significant if the proposed

project would:

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 fo,
Substantially deplete groundwater supplies or interfere substantially 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. Substantially alter the existing drainage pattern of the site or area, including through the alteration of
the course of a stream or river, or substantially increase the rate or amount of surface runoff in a
manner which would result in flooding on- or off-site and/or significant adverse environmental
impacts?

e. Cause significant alteration of receiving water quality during or following construction?

Cause an increase of impervious surfaces and associated runoff?

g. Create or contribute runoff water which would exceed the capacity of existing or planned storm water
drainage systems or provide substantial additional sources of polluted runoff?

h. Cause potentially significant adverse impact on ground water quality?

i.  Cause or contribute to an exceedance of applicable surface or ground water receiving water quality
objectives or degradation of beneficial uses?

JIs the project tributary to an already impaired water body, as listed on the Clean Water Act Section
303(d) list? If so, can it result in an increase in any pollutant for which the water body is already
impaired?

k. Otherwise substantially degrade water quality?

Less Than Significant Impact - The project site currently is developed with religious facility and paved
parking. The project site generally consists of level terrain and generally drains to existing public/private
storm drain facilities, and as minor overland flow. No changes to the overall drainage patterns and
directions would occur as a result of the proposed project. Any potential project related impacts from
construction activities would be avoided or reduced below a level of significance through conformance
with existing NPDES, City storm water standards and storm water design requirements (SUSMP).
Therefore, future project implementation would result in a less than significant impacts related to runoff
rates/amounts, associated flooding, hydromodification, or the capacity of existing/planned storm drain
systems.

Water service to the site currently is provided by Rincon del Diablo Municipal Water District, and the
project would not withdraw groundwater or otherwise substantially interfere with long-term groundwater
recharge or the groundwater table level. Therefore, the proposed project would not result in any
significant impacts to hydrology or water quality; resuit in a significant increase in runoff from the site; or
adversely impacts surface water beneficial uses, water quality objectives, or 303(d) impaired water
listings.

k. Create or exacerbate already existing environmentally sensitive areas?
. Create potentially significant environmental impact on surface water quality, to either marine, fresh, or
wetland waters?

m. Impact aquatic, wetland or riparian habitat?
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