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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
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floor lofts for some units. Five separate building designs are provided for the six buildings; and there are 22 different unit
configurations for the one and two-bedroom units. While the units have been designed and will be developed as for-sale
condominium units, the applicant intends to operate the development initially as an apartment community, similar to the
Latitude 33 apartment community they developed directly to the south across Washington Avenue.

The proposed density of 32.6 dwelling units per acre is well within the 100 du/acre allowed for this area of the Centre City
Urban District. The project has been efficiently designed to maximize the development opportunity on the site. This
approach has resulted in the need to place the bio-retention storm water treatment basins that typically are located on-site
within the Centre City Parkway right-of-way, and has led to a request for reductions in the established residential
development standards outlined in the Downtown Specific Plan. All of the requested variations from the development
standards are discretionary and may be approved through the planned development process.

Staff feels that the issues are as follow:

1. Appropriateness of the proposed project design for the downtown area and whether the design justifies the proposed
exceptions to the development standards of the Downtown Specific Plan.

2. Appropriateness of using city right-of-way for the project's storm water bio-retention needs and whether adequate
landscaping can be provided in this area.

3. Appropriateness of the proposed land swap and the related proposal to allow off-site signage for the adjacent motel to
be included on the freestanding sign for the project.

4. Whether existing easements on the site could affect the proposed development.

REASONS FOR STAFF RECOMMENDATION:

1. The site is constrained by numerous easements and by the location of the adjacent motel property that creates two
finger pockets of land on the project site that extend to Washington Avenue. Taking these constraints into account, the
applicant has designed a development that very efficiently utilizes all areas on the site. This has led to a need for
several exceptions to the established development standards in the Downtown Specific Plan and includes requests for
reductions in setbacks for buildings, parking and signs, a reduction in the number of covered parking spaces and the
size of carports, and a reduction in the amount of open space provided. With the exception of the request to reduce
the amount of covered parking, staff supports the requested exceptions from the development standards as a means
to facilitate a proposed downtown development that will provide an upscale living environment for people desiring an
urban lifestyle.

2. The use of excess Centre City Parkway right-of-way for bio-retention purposes will alter the way this area can be
landscaped due to the need to use engineered fill material to allow for proper infiltration in the basins. The basins have
been designed with a corrugated appearance to provide pockets where street trees can be accommodated into the
landscape design. Most of the remaining basin area is proposed to be planted in rush and senencio, which are typical
for retention basins but used less for parkway landscape areas. Staff supports use of the right-of-way for the
applicant's bio-retention purposes with the inclusion of additional shrub materials that complement other nearby
parkway landscape plantings along Centre City Parkway

3. The adjacent Escondido Inn owns a detached 450 SF triangular parcel of land next to Centre City Parkway where their
pole sign is located. The applicant is attempting to acquire that parcel for more parking and to enhance their project
design in exchange for allowing the motel to place signage on the proposed monument sign on the project site. The
Escondido Sign Ordinance generally prohibits off-premise signage. The proposal for motel signage on the applicant’'s
property is part of the exceptions to established development standards being requested by the applicant. Staff
supports the proposed exception because the shared monument sign is a better solution aesthetically than having two
freestanding signs in such close proximity.
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4. The proposed development includes 25 parking spaces, two carport structures and landscaping along the eastern
property line in an area constrained by an existing road easement held by an adjacent commercial property owner.
The applicant has informed staff that he has reached an agreement with the neighboring property owner to quitclaim
the easement. Because the existence of the easement could negatively affect the amount of parking provided on the
site, a condition of approval has been added to require that quitclaim prior to recordation of the final map or issuance of
a grading permit.

Respectfully S itted,

Bill Martin
Deputy Planning Director
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ANALYSIS

A. LAND USE COMPATIBILITY/SURROUNDING ZONING

NORTH - CG (General Commercial) zoning - Commercial zoning and uses are located north of the project site.
Immediately north of the project site is a hotel, operated as the Palm Tree Lodge.

SOUTH - SP (Downtown Specific Plan) Centre City Urban District - Commercial zoning and uses are located adjacent to
the south of the project site, which is improved with a motel operated as the Escondido Inn. Across West
Washington Avenue are multi-family attached residential units in a five-story building developed as part of the
Latitude 33 Apartment Community.

EAST - SP Centre City Urban District - The properties adjacent to the eastern side of the property site are improved
with a variety of commercial uses including a real estate office, restaurants, Frazee Paint and an ARCO gas
station and convenience store. Chain-link fencing is located along the eastern boundary of the project site.

WEST - CG Zoning - Across Center City Parkway are a variety of commercial and residential uses including a Goodwill
retail store, a carpet store, motels and a multi-family residential development.

B. AVAILABILITY OF PUBLIC SERVICES

1. Effect on Police Service — 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. 1 (310 North Quince Street), which is 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. The applicant has coordinated the preparation of a Fire
Master Plan for the proposed development with the Escondido Fire Department. Fire hydrants capable of delivering
2500 gpm and fire sprinklers will be provided for the project. All gates will be provided with electronic switches and
Opticom allowing Fire Department access from both sides. 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 — The proposed project consists of 112 condominium units and is expected to generate 78 AM peak hour trips,
99 PM peak hour trips and 980 Average Daily Trips (ADT). The project site will be served by a main access driveway
from Centre City Parkway near the middle of the project site. The operation of this driveway will be limited to right
turns in and out only. Two additional driveways, one off Washington Avenue and the other off Centre City Parkway,
will allow emergency exiting from the site. Centre City Parkway is classified as a Super Major Road (110" R.O.W) in
the Circulation Element of the Escondido General Plan and Washington Avenue is classified as a Collector Road (84
R.O.W).

A project-specific Traffic Impact Analysis (TIA) was performed by Pirzadeh Associates, Inc. (June 10, 2015) to analyze
the project’s potential impacts on existing and future transportation and traffic conditions in the project area. The TIA
notes the Downtown Specific Plan has established the acceptable level of service for roadway segments and
intersections at LOS “E” in the downtown area. The EIR Traffic Study for the 2012 General Plan found that the above
listed roadway segments and intersections will all operate at an acceptable LOS at Horizon Year 2035. This finding
was based on an analysis of impacts associated with the assumed land uses and facility improvements as planned by
the City.

With the exception of one roadway segment (Centre City Parkway between SR78 and Mission Avenue), all roadway
segments and intersections will continue to operate at LOS “E” or better under current improvement conditions. The
segment of Centre City Parkway from SR-78 to Mission Avenue is operating at LOS “F” with and without the project.
However, the project’'s added volume to capacity (V/C) ratio to this segment is less than 0.01. As stated in the City of
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Escondido Traffic Impact Analysis Guidelines, the threshold of significance for a facility with a LOS “F" is a V/C
increase of 0.02.

The project impacts for Existing with Project plus Cumulative, which includes traffic generation for other planned
projects in the area are also identified in the TIA. Additionally, the long range cumulative project impacts were
analyzed based on adding the project traffic generation to the Year 2035 conditions at the study intersections and
along identified roadway segments. Mitigation Measure T-1 was developed to offset the project's contribution to
cumulative traffic impacts by paying a fair-share contribution to adding a third northbound lane to Centre City Parkway
from the intersection of Centre City Parkway and Mission Avenue to SR 78.

4. Utilities — Water and sewer are available from existing mains in the adjoining street or easements. Water and sewer
service is provided by the City of Escondido. These systems have adequate capacity to accommodate the project's
needs. The Engineering Department indicated the project would not result in a significant impact to public services or
other utilities. The on-site water and sewer system would be located within public utility easements.

5. Drainage — The project would incrementally increase the amount of surface runoff as a result of additional pavement
and hardscape surfaces created by the development and road improvements. The project will underground existing
surface drainage flows with pipes and concrete culverts designed to meet the requirements of the city drainage manual
and guidelines. On-site runoff will be treated by the proposed nine cisterns that are located underneath the street and
parking lots throughout the project site, and the bio-retention basin area, which is west of the project in the Centre City
Parkway right-of-way. The treated runoff will drain into the proposed 6.5'W x 3'H RCB that runs through the middle of
the project site from east to west. The proposed RCB will connect to the existing Triple 8'W x 4'H RCB that runs across
Centre City Parkway. Construction BMPs will be in place during the grading.

A Water Quality Technical Report (WQTR) was prepared by Roger Chung, P.E. for the project (January 27, 2015,
revised June 15, 2015). Project construction would be required to comply with the San Diego Municipal Storm Water
Permit (Order No. 2001-01, NPDES), the project-specific Storm Water Pollution Prevention Plan (SWPPP), and with
the City of Escondido erosion control ordinances and policies. All bio-retention will occur offsite in the Centre City
Parkway public right of way. The proposed bio-retention plus cistern facilities design complies with the current storm
water quality standards that are required by the San Diego Regional Water Quality Control Board and the City of
Escondido. The bio-retention plus cistern sizing calculations.are included in the WQTR. The Engineering Division has
determined the project would not materially degrade the levels of service of existing drainage facilities.

C. ENVIRONMENTAL STATUS

1. A Mitigated Negative Declaration was issued on June 25, 2015. Mitigation measures were developed to reduce
potential air quality, biological resources, hazards and hazardous materials and transportation/traffic impacts to a less
than significant level. One comment letter was received during the public review period for the Mitigated Negative
Declaration. The letter received from the adjacent motel owner (420 W. Washington Ave.) focused on potential
nuisance issues during construction and other issues related to a potential property exchange with the project
applicant. These issues have no bearing on the environmental determination for the proposed development and no
revisions to the Mitigated Negative Declaration are necessary.

2. In staff's opinion, no significant issues remain unresolved through compliance with mitigation measures, code
requirements and the recommended conditions of approval.

3. The project will have no impact on fish and wildlife resources as no sensitive or protected habitat occurs on-site or will
be impacted by the proposed development.
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D. CONFORMANCE WITH CITY POLICY/ANALYSIS

General Plan

The General Plan land use designation on the site is Specific Plan Area #9 which is implemented through the Downtown
Specific Plan. The Downtown Specific Plan is divided into seven districts and includes development standards and
guidelines for the SPA. The General Plan notes that projects are approved based on their conformance with Specific Plan
standards, guidelines, and principles allowing up to 5,275 residential dwelling units within the SPA. The General Plan
Guiding Principles for SPA #9 include a dynamic, attractive, economically vital city center providing social, cultural,
economic and residential focus while respecting its history. The project will be required to conform to the provisions of the
Citywide Facilities Plan through the payment of fees to ensure that the General Plan Quality of Life Standards will
continue to be met.

Appropriateness of the Proposed Project Design for the Downtown Area and whether the Design Justifies the Proposed
Exceptions to the Development Standards of the Downtown Specific Plan

The proposed project is located within the Centre City Urban District of the Downtown Specific Plan, and is subject to the
property development standards and design guidelines contained in the plan. The Centre City Urban District provides
opportunities for a creative, high quality mix of entertainment, retail, restaurant, and upscale residential uses that
complement and link to other downtown districts and the Civic Center compiex. The Centre City Urban District includes
development standards for building height, setbacks, lot coverage, parking, open space, landscaping and signs that are
intended to provide continuity with other downtown areas and maintain a high-quality, visually appealing urban
environment.

The proposed development includes five distinct building types for the six residential buildings. All buildings have been
designed to be three-stories with assorted fourth-floor loft opportunities. The overall mass and scale of the proposed
residential buildings has been addressed through the quality of the design, use of a variety of building materials and
exterior colors; varied wall planes and roof lines, tower elements of varying height incorporated into each building; and
balconies that are both extended and recessed to enhance the visual appearance. The rooflines of the threeffour-story
buildings have been varied by providing three different parapet heights. Horizontal reveals and bands provide a base and
break the vertical height of the wall planes. Overall building heights are less than the height of the Latitude 33 residential
building directly across Washington Avenue. Proposed perimeter masonry block walls also would provide an appropriate
visual buffer from adjacent properties and screen the lower building area/activities, driveways and parking areas. With on-
site recreational opportunities and interior amenities like washers/dryers and storage in each unit to meet condominium
standards, the proposed development will provide an upscale living environment for people desiring an urban lifestyle.

The site is constrained by numerous easements and the applicant has designed a development that very efficiently
utilizes all areas on the site. Maximizing the potential development opportunity on the site through the planned
development process combined with the desire to provide a quality living experience has led to a need for several
exceptions to the established standards in the Downtown Specific Plan. Proposed exceptions include requests for
reductions in setbacks for buildings, parking and signs, a reduction in the number of covered parking spaces and the size
of carports, and a reduction in the amount of open space provided. Additional exceptions to allow storm water facilities in
the public right-of-way and to allow off-premise signage on the subject property for the adjacent motel are discussed in the
following sections of this staff report.

Setbacks -

The applicant has noted that there are numerous site inefficiencies created by the existing motel that creates two finger
pockets of land that extend to Washington Avenue as well as the numerous utility easements that must be accommodated
into the project design. These constraints combined with the need to maximize opportunities on the site has resulted in a
tight development footprint where setback encroachments are necessary and shifting buildings or driveways by even a
few feet is exceedingly difficult.
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Setbacks have been developed for each district in the Downtown Specific Plan for the placement of buildings, parking and
signs. The applicant is requesting setback exceptions on all four sides of the project site. The proposed buildings meet
setbacks except for the buildings that are adjacent to Centre City Parkway. The other sethack encroachments are related
to parking spaces and the proposed monument sign. The front setback on Washington Avenue would be reduced from
five feet to three feet for the proposed monument sign. The street side yard setback on Centre City Parkway would be
reduced for Buildings 3, 4, 5 and 6 from 10 feet to range of 0 feet to 3.6 feet. The interior side setback along the eastern
property line would be reduced from five feet to three feet for two accessible parking spaces; and the rear setback along
the northern property line would be reduced from five feet to 1.5 feet for five parallel parking spaces.

The proposed setback exception for the buildings along Centre City Parkway would generally cause the highest level of
concern. However, there is significant right-of-way width in this area such that all of the buildings would still be set back
from the curb by at least 12 feet, and ranging up to approximately 25 feet. The parking and sign setbacks are less
consequential and are offset by adjacent screen walls that limit visibility into these areas from outside of the development.
Staff supports the requested reductions in setbacks for buildings, parking and signs.

Covered Parking -

The Downtown Specific Plan and the Escondido Zoning Code require one covered parking space per unit for all multi-
family developments. The proposed development has 112 condominium units and is providing 109 combined single-car
garage and carport spaces for residents. That leaves a deficit of three covered parking spaces that would otherwise need
to be provided. The applicant has indicated that an exception is needed to reduce the amount of covered parking
because of the existing and proposed easements near the eastern property line and their preference not to put carports
on the main entry drive. While the applicant has provided valid justification for some of the other requested exceptions,
staff has determined the universal standard of one covered space per unit can be met by covering or extending carports
over three of the 100 open parking spaces on the site. A condition has been added requiring the applicant to put carports
over three additional open parking spaces to meet the covered parking standard.

The applicant is also requesting an exception to the carport size. Carports are typically constructed to be 18 feet in length
to match the length of the parking space. In this case, all of the applicant's standard open parking spaces are 16 feet in
length to take advantage of the allowance for a two-foot front bumper overhang. While the carports could equally cover
that overhang area, the applicant is requesting they have a length of 16 feet to cover the pavement portion of the parking
space only. This is the same standard that was utilized for their other condominium project that is currently under
construction at 2412 S. Escondido Boulevard. Staff does not object to the proposed exception to reduce the length of
carports from 18 feet to 16 feet.

Open Space -

The Downtown Specific Plan requires residential developments to provide 300 SF of usable open space per residential
unit. This is less than the amount of open space required for residential developments in standard multi-family zones and
takes into account the urban living experience and walkability to Grape Day Park and other recreational and entertainment
facilities in the downtown area. On-site usable open space in the Downtown Specific Plan area can include indoor and
outdoor recreational facilities, landscaping, walks, fountains, patios and balconies. Common areas must measure a
minimum of 10 feet in all directions to be considered usable open space. Private outdoor areas directly accessed from a
residential unit must measure a minimum of five feet in all directions.

The 112 residential units in the proposed development would require 33,600 SF of usable open space to meet the
Downtown Specific Plan standard of 300 SF/unit. The proposed development includes 27,415 SF of usable open space
(245 SF/unit) and the applicant is requesting an exception to the Downtown Specific Plan standard. Proposed open
space includes 18,018 SF of common area and 9,397 SF of private open space in patios and balconies leaving a deficit of
6,185 SF of open space. Development Standard B.6.b. of the Downtown Specific Plan (Page I11-24), states required open
space may be reduced up to 50% in exchange for alternative open space benefiting the public including, but not limited to,
providing on-site publicly accessible outdoor open space (i.e. plaza or courtyard) or by paying a per square foot in lieu fee
that contributes towards the cost of improving or expanding parkland facilities in the downtown area. This standard was
established in response to concerns raised during the recent update of the Downtown Specific Plan regarding the impact
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of increased residential density on existing park amenities. The specific plan allows for the consideration of other
unspecified alternatives for offsetting deficiencies in on-site open space square footage, allowing decision-makers latitude
in determining the adequacy and public benefit on a case-by-case basis.

The open space in-lieu fee would likely be used to assist in implementation of the Grape Day Park Master Plan that calls
for expanding parkland to the north across Woodward Avenue and also includes a phased upgrade of the park facilities
including the public swimming pool. Although a standard in-lieu fee calculation has not been adopted since the recent
adoption of the updated Downtown Specific Plan, the fee for the proposed development could be calculated as follows:

6,185 SF open space deficit @ 300 SF of required open space per unit corresponds to 20.6
residential units where no open space provided x $4,129 park fee per dwelling unit equals
an open space in-lieu payment of $85,057.

The applicant is not providing open space that is accessible to the general public and objects to paying an in-lieu fee. The
applicant notes that the specific plan language allows other undefined alternatives and has suggested the quality of open
space amenities in his project offsets the deficiency in square footage. The common open space for the project includes
a central recreation area with a pool and spa and an extensive pool deck featuring lounge chairs, tables/chairs, fixed
shade structures, barbecues and potied trees that provide a resort-style experience for residents combined with an
adjacent fitness room, club room and dog wash station. These amenities are intended to provide a sufficient level of open
space recreation opportunities on-site for residents reducing the demand on public facilities. Staff is providing an option to
the City Council for waiving the in-lieu fee (as well as requiring the project to provide open space for the general public) in
consideration of the on-site amenities provided by the development, and that such amenities will likely encourage
residents to recreate on site causing a reduction in the number of visits to public parks generated from this development.
Therefore, unless otherwise directed by the City Council, staff is not proposing to impose an in-lieu fee on this proposed
residential development.

Appropriateness of Using City Right-of-Way for the Project's Storm Water Bio-Retention Needs and Whether Adeduate
Landscaping can be Provided in this Area

Runoff from the proposed development site will be increased by virtue of the post-construction condition where 77% of the
site will consist of impervious surfaces. Regional Water Quality Control Board standards require all development projects
to treat storm water runoff before discharging it into the public storm drain system. In most cases, land within the
development site is set aside to accommodate all the storm water treatment needs. The proposed development plan
does not include enough open area on-site to implement the required storm water treatment areas, so the applicant is
seeking an exception to provide an alternative method of compliance. The proposed project includes a hybrid solution
where on-site runoff will be collected into nine cisterns that are located underneath the driveways and parking lots
throughout the project site, and the bio-retention basin areas will be located off-site in the public right-of-way for Centre
City Parkway.

Centre City Parkway has a significant amount of excess right-of-way in the project area even after construction of the
project’s required deceleration lane and frontage improvements. Once street improvements are constructed, the excess
right-of-way will range in width from approximately 10 feet to 30 feet in front of the project. The Engineering Division has
confirmed that this area is not needed for any other future street improvements and thus could be utilized by the applicant
as proposed for storm water bio-retention areas. The proposed bio-retention basins would be approximately 18 inches
deep and would cover approximately 6,428 SF of the public right-of-way to treat project and street runoff.

The applicant is already obligated to landscape and maintain the right-of-way frontage area. Use of the right-of-way for
bio-retention purposes will alter the way this area can be landscaped due to the need to use engineered soil to allow for
infiltration in the basins. The basins have been designed with a corrugated appearance to provide pockets where street
trees can be accommodated into the landscape design. Most of the remaining basin area is proposed to be planted in
rush and senencio, which are typical for retention basins but used less for parkway landscape areas where a more vibrant
plant palette is desired. Staff supports use of the right-of-way for the applicant’s bio-retention purposes with the inclusion
of additional shrub materials that complement other nearby parkway landscape plantings along Centre City Parkway. A
condition of approval has been added for this requirement to be reflected on the final landscape plans for the project.

32



SUB 15-0003
July 28, 2015

Appropriateness of the Proposed Land Swap and the Related Proposal to Allow Off-Site Signage for the Adjacent Motel to
be Included on the Freestanding Sign for the Project

The Escondido Inn is a 16-room motel that fronts on Washington Avenue and is comprised of a one- and two-story “L”-
shaped building with a small parking lot. The motel is not a part of the proposed development and the condominium
project would surround the motel property with driveways and parking spaces on its northern, eastern and western sides.
Although the proposed residential buildings would be larger and taller than the motel building, all of the proposed buildings
would be located behind the motel building. Buffering and separation from the motel property would be provided by a five-
foot setback around the motel property that would include a 5’-8" masonry wall and landscaping consisting of trees and
columnar shrubs.

The motel property includes a triangular-shaped, approximately 450 SF parcel that is detached from the main part of the
motel site. The detached triangle parcel is located adjacent to Centre City Parkway about 40 feet west of the motel
parking lot. The parcel is used by the motel for sign purposes and improvements are limited to an approximately 20-foot
high freestanding pole sign facing northbound and southbound Centre City Parkway. The applicant is proposing to
acquire the triangular property and use it for portions of four parking spaces. A land swap has been discussed among the
parties where the applicant would provide a five-foot-wide strip along the motel's western property line in return for the
triangle parcel. The motel also would receive an allowance for two signs on the 25-foot high tower monument the
applicant is proposing on the southwestern corner of the project site approximately 45 feet south of the existing sign.

The motel sign which is currently an on-premise sign because it's located on motel property, would become an off-
premise sign if the land swap were to proceed as proposed. The City’s Sign Ordinance generally prohibits off-premise
signage. The proposal for motel signage on the applicant’s property is part of the requested exceptions to established
development standards being requested by the applicant. Staff supports the proposed exception because the shared
monument sign is a better solution aesthetically than having two freestanding signs in such close proximity. The applicant
has provided an alternative design that shows how the project could proceed if negotiations with the motel property owner
are unsuccessful and the existing pole sign stays in place. An accessible path of travel can be maintained around the off-
site sign parcel but up to four parking spaces could be lost. This would require the provision of additional parking
elsewhere on the site or potentially a reduction in the unit count because a parking space exception or variance is not
being requested for the proposed development and could be difficult to support given the unavailability of street parking
on the adjacent streets.

Whether an Existing Easements on the Site could Affect the Proposed Development

As mentioned earlier in this staff report, the site is encumbered by a number of easements for road and utility purposes.
One road easement would have to be quitclaimed to facilitate the project design. An existing 24-foot wide road easement
along the southern portion of the eastern property line, is held by the owner of an adjacent commercial property to the
east. This easement provides access to Washington Avenue for that commercial property that fronts on Escondido
Boulevard. The current state of the easement is bare ground and it appears the easement has never been developed for
access purposes. A fence near Washington Avenue currently precludes use of the easement. The proposed
development includes 25 parking spaces, two carport structures and landscaping within the road easement. The
applicant has informed staff that he has reached an agreement with the neighboring property owner to quitclaim the
easement. A condition of approval has been added to require that quitclaim prior to recordation of the final map or
issuance of a grading permit. Most of the other easements requiring quitclaims are sewer, water and utility easements
held by the City of Escondido or SDG&E. The proposed plans include the relocation of some of these utilities and the
applicant has been working with staff to ensure the adequate provision of public utilities through the site.
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SUPPLEMENT TO STAFF REPORT/DETAILS OF REQUEST
A. PHYSICAL CHARACTERISTICS

The approximately 3.44 acre project site is comprised of five vacant parcels (APNs 229-172-06, -07, -08, -09 and -11).
The property is bordered to the south by West Washington Avenue and the Escondido Inn and to the west by Centre City
Parkway. The site is bounded to the east by various commercial uses and to the north by a motel. The elevations of the
project site ranges from 649 feet to 641 feet from east to west. The north half of the project drains from the northeast
corner towards the southwesterly direction. The south half of the project drains from the southeast corner towards the
northwesterly direction. The site does not contain any sensitive or special status plants or animal species or habitat
areas, wetlands or riparian habitat.

B. SUPPLEMENTAL DETAILS OF REQUEST

1. Property Size: 3.44 acres
2. Number of Lots: One
3. Number of Units; 112 condominium units
4. Project Density: 32.6 dwelling units per acre
5. Lot Coverage: Building: 35% (1.22 acres)

Streets: 44% (1.5 acres)

Landscape: 21% (0.72 acre)

100%

6. Floor Area Ratio: 1.09
7. Number of Buildings: Six residential buildings. All buildings are designed as three-story walk-up residential

flats with fourth story lofts provided for some of the third floor units.

Building 1: 48,282 SF 32 units + 934 SF leasing office and 1,214 SF club room and dog wash
Building 2: 33,669 SF 20 units + 847 SF fitness room and pool restrooms/showers
Building 3: 13,962 SF 10 units
Building 4: 14,440 SF 10 units
Building 5: 19,614 SF 13 units
Building 6: 38,916 SF 27 units
112 units
8. Unit Type/Size: Plan # Units Total SF Condo Ord. Requirement
1 bedroom 60 (54%) 789 - 1,028 700 SF min.
2 bedroom 52 (46%) 1,120 - 1,336 800 SF min.
9. Building Height: Three stories with parapet heights at 32’ and 35". Fourth floor parapet height at 42’

Tower elements up to 49" in height.

10. Building Materials/Colors:  Stucco exterior walls (off-white, beige and light tan) with sand finish. Stucco trim, color
accents and architectural elements in smooth (with reveals) and sand finish (brown and
taupe shades). Metal balcony and patio railings (dark brown). Concrete “S” tile roof (San
Benito Blend) on tower elements. Metal awnings over select building entries (dark
brown). White vinyl residential windows. Bronze aluminum storefront for leasing center
and other resident amenity areas. Metal vehicle gates within interior of project and at
emergency exits.
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11. Parking:

12. Landscaping:

13. Walls and Fencing:

14. Signage:

15. Proposed Grading:

Plan # Units Ratio Parking Required.
1 bedroom 60 1.5 spaces/unit 90 spaces
2 bedroom 52 1.75 spaces/unit 91 spaces
Guest 0.25/unit 28 spaces
TOTAL PARKING REQUIRED: 209 spaces
TOTAL PARKING PROVIDED: 209 spaces
Garage/Carport: 109 spaces
Open/Uncovered: 100 spaces

New ornamental landscaping to be provided around the project perimeter and throughout
the project. Existing mature trees removed would be replaced at min. 1:1 ratio with a
variety of box-size and 15 gallon trees. Tree containers/pots to be provided in the pool
area.

New decorative solid masonry walls (split-face block or slump stone) with pilasters
proposed around the perimeter of the site, except for some areas along Centre City
Parkway where the buildings will be exposed to the street. A small section of perimeter
tube steel fencing will be installed along the eastern property line near Washington
Avenue where the fence borders a utility (sewer) easement. Tube steel vehicular gates
are proposed within the interior of the project to restrict after-hours access to the parking
and garage areas, and two similar emergency exit gates would be located on Centre City
Parkway and Washington Avenue.

All signs are to be approved by a separate sign permit. Proposed signage limited to
monument signs located on a freestanding tower up to 25 feet high at the southwestern
corner of the project site. Signs for the proposed project and adjacent off-site motel
business are proposed (up to 80% of tower width) on the southern and western sides of
the monument as shown on the Master Development Plan. All other potential signs shall
be consistent with the sign standards for the Downtown Specific Plan.

The project site is lower than Centre City Parkway and will require the import of
approximately 11,000 cubic yards of earth to bring the site up to street level and achieve
proper drainage. All manufactured slopes are anticipated to be less than three feet high
and are likely limited o those necessary to create the bio-retention basins.

C. CODE COMPLIANCE ANALYSIS

The proposed development would require the following exceptions to the established standards in the Downtown Specific

Plan.

1. Setbacks:
Front (South):
Street Side (West):

Interior Side (East):

Proposed Required
3 feet (for sign) 5 feet for signs
0 feet (Building 3) 10 feet for buildings

3.6 feet (Building 4
3.5 feet (Building 5)
2.5 feet (Building 6)

3 feet (accessible parking) 5 feet for parking
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Rear (North): 1.5 feet (parking) 5 feet for parking

2. Parking:
Covered Parking: 109 spaces 112 spaces (one per unit)
Carport Dimensions: 8.5 x 16’ 8.5 x18

3. Open Space:

Common: 18,018 SF 300 SF per unit for 112 units
Private (patios/balconies): 9.397 SF
TOTAL 27,415 SF Provided 33,600 SF Required

6,185 SF deficit (18%)

4. Signage: Off-site signage (2 signs) for  Off-site signage not permitted.

the adjacent motel property

are proposed on the project

site monument located on

corner of Centre City Parkway

and Washington Avenue (only

if the applicant acquires the

motel's triangular parcel).
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FINDINGS OF FACT
SUB 15-0003
EXHIBIT ”A”

Tentative Subdivision Map

1.

The proposed Tentative Subdivision Map is consistent with the maximum density of 100 dwelling units per acre
permissible in the Centre City Urban District since the proposed development includes 32.6 dwelling units per acre.

The design and improvement of the proposed subdivision is consistent with the General Plan and the Downtown
Specific Plan since the proposed residential land use is permitted in Centre City Urban District of Specific Planning
Area #9 and the development is consistent with the development standards established for the Centre City Urban
District of the Downtown Specific Plan, except where noted and analyzed in this staff report.

The site is suitable for the residential type of development proposed since the Centre City Urban District permits high-
density multi-family residential development and the site is part of the city’s urban core with commercial services and
cultural venues located within walking distance of the proposed development. Adequate access and utilities can be
provided to the site.

The site is physically suitable for the proposed density of development since the project is a high-density
redevelopment of a blighted property in the central area of the city that will assist in the ongoing revitalization of the
downtown retail core by establishing a permanent customer base in the downtown area.

The design of the map and type of improvements are not likely to cause substantial environmental problems or
substantially and avoidably injure fish or wildlife or their habitat since no stream courses or endangered wildlife occurs
on the property as determined during Environmental Review, City Log No. SUB 15-0003.

The design of the map and the type of improvements are not likely to cause serious public heaith problems since the
project will not degrade the levels of service on the adjoining streets or drainage system and city sewer and water is
available or can be provided with minor extension of nearby facilities.

The design of the map and type of improvements will not conflict with easements of record, or easements established
through court judgment, or acquired by the population at large, for access through, or use of property within the
proposed map once all required quitclaims and easement relocations have been accomplished. This was based on a
review of all available maps and a preliminary title report submitied by the applicant. Neither the City of Escondido,
nor its employees assume any responsibility for the completeness or accuracy of these documents.

All of 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 as demonstrated in the Mitigated Negative Declaration issued on
June 25, 2015, for the proposed Tentative Subdivision Map and Master and Precise Development Plan. Mitigation
measures were developed to reduce potential air quality, biological resources, hazards and hazardous materials and
transportation/traffic impacts to a less than significant level.

The design of the map has provided, to the extent feasible, for future passive or natural heating or cooling
opportunities in the subdivision. The subdivision configuration provides opportunities for passive/solar heating and
landscaping will provide opportunities for the shading of each unit.

Master and Precise Development Plan

1.

The location and design of the proposed planned development is consistent with the goals and policies of the
Escondido General Plan since high-density residential development is permitted and encouraged in Specific Planning
Area #9. The proposed infill residential project would be in conformance with General Plan Housing Goals and
Policies to expand the stock of all housing; increase homeownership; plan for quality managed and sustainable
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growth; and encourage a compact, efficient urban form the promotes transit, supports nearby commercial
establishments and takes advantage of infrastructure improvements installed to accommodate their intended
intensities.

2. The proposed location of the development allows the development to be well integrated with its surroundings near
residentially and commercially developed properties because adequate parking, circulation, utilities and access would
be provided for the development of the residential project (as detailed in the staff report). The residential project also
would not be out of character for the area which contains other multi-story residential developments. The overall
mass and scale of the buildings has been mitigated through the quality of the design, use of a variety of building
materials and exterior colors; varied wall planes, roof lines and towers; as well as balconies.

3. All vehicular traffic generated by the proposed development would be accommodated safely and without causing
undue congestion upon adjoining streets, according to the Mitigated Negative Declaration, issued June 25, 2015 (City
File No. SUB 15-0003), the traffic study completed for the project by Pirzadeh & Associates on June 10, 2015, and the
Engineering Division.

4. The overall design of the proposed residential development would produce an attractive, efficient and stable
environment for living, since adequate residential amenities, parking, 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 downtown commercial and retail services consistent with the City's vision for the downtown
area. The project includes a variety of amenities such as a resort style pool area, fitness room, club room and
individual patios or balconies for all units.

5. The proposed development would be well integrated into its surroundings, since 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
provide an attractive pedestrian access through the site allowing convenient access for residents to nearby
commercial services. The proposed grading design would not result in any manufactured slopes or pad that would
create any significant adverse visual or compatibility impacts with adjacent lots, nor block any significant views.
Extensive grading is not required to support the project, and the project would not result in the destruction of desirable
natural features, nor be visually obstructive or disharmonious with surrounding areas because the site is not located
on a skyline or intermediate ridge, and the site does not contain any significant topographical features.

6. Utilizing the Planned Development process allows flexibility from the Specific Plan requirements to achieve a high-
density residential project in the urban core. The project would provide residential ownership opportunities integrated
into a comprehensive and self-contained development, which creates an environment of sustained desirability and
stability through the controls offered and regulated through the Planned Development process.

7. The project would provide an environment of sustained desirability and stability since city services and adequate

access would be provided, adequate parking would be provided, the proposed architecture would be integrated into
its surroundings, and the project could serve as a catalyst for further revitalization efforts in the area.
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CONDITIONS OF APPROVAL
SUB 15-0003
EXHIBIT “B”

Project Mitigation Measures

1.

o

MM AQ-1 - To ensure the projected construction emissions are all below the significance thresholds established by
the City for painting emissions, the project will be conditioned to use paint with a low VOC rating of 75 g/l or less
during construction.

MM BIO-1 - To ensure compliance with the MBTA, clearing of potential nesting habitat shall, to the maximum extent
feasible, occur outside of the breeding season for birds and raptors, which is defined as January 15 to September 15.
If activities must occur during the general breeding season, clearing could occur if it is determined that no nesting
birds (or birds displaying breeding or nesting behavior) are present within three days prior to clearing. A pre-grading
survey shall be conducted by a qualified biologist prior to any clearing or grading to determine if breeding or nesting
avian species occur within areas that would be directly affected by grading or indirectly affected by construction noise.
If any of these birds are observed nesting or displaying breeding/nesting behavior within the area, construction shall
be postponed until (1) the nest is abandoned or the young have fledged or (2) after September 15.

MM BIO-2 - To compensate for the loss of 0.39 acres of NNG, the applicant shall purchase 0.2 mitigation credits
(0.5:1 ratio) from the Daley Ranch Bank or other approved mitigation bank.

MM HAZ-1 - The applicant shall record a deed restriction on the title for the project site that prohibits the use of
groundwater at the project site for any purpose including, without limitation, any extraction of groundwater.

MM HAZ-2 - In the event groundwater is encountered during construction, all construction activities in that area will
halt until groundwater has been sampled by a qualified professional to determine the presence or absence of MTBE.
If MTBE is present in excess of established thresholds, the professional shall coordinate preparation of dewatering or
disposal plan with DTSC and the RQWCB.

MM T-1 - Prior to the issuance of grading permits, the applicant shall pay a fair share contribution to the satisfaction of
the City Engineer for the addition of a third northbound lane to Centre City Parkway from the intersection with Mission
Avenue to the on-ramp to SR 78. The fair share contribution is estimated to be $6,770.

Planning Division Conditions

—

This approval terminates the previous Tentative Map (TR 935) approval for the project site.

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

Access for use of heavy firefighting equipment as required by the Fire Marshal shall be provided to the job site at the
start of any construction and maintained until all construction is complete. Also, there shall be no stockpiling of
combustible materials, and there shall be no foundation inspections given until on-site fire hydrants with adequate fire
flow are in service to the satisfaction of the Fire Marshal.

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 permits are issued, including any applicable City-Wide Facilities fees

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.
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10.

11.
12.

13.

14.

15.

16.

17.

18.

19.

All requirements of the Public 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

All habitable buildings shall be noise-insulated to maintain interior noise levels not to exceed 45 dBA or less. An
Acoustical Analysis shall be submitted with the building plans for the project. Any measures recommended in the
study shall be incorporated into the building plans with appropriate notes/specifications.

Solid 5'-8” masonry screen walls, with graffiti-resistant coating, shall be constructed along the perimeter property lines
as depicted on the Master Development Plan. Appropriate sight distance shall be maintained at driveways and
intersections, to the satisfaction of the Engineering Division. Any walls (retaining and screen) shall be constructed
with split-face or slump stone masonry.

All exterior lighting shall conform to the requirements of Article 1072, Outdoor Lighting (Ordinance No. 86-75). A copy
of the lighting plan shall be included as part of the building plans, to the satisfaction of the Planning Division.

Three (3) copies of a revised tentative map, reflecting all modification and any required changes shall be submitted to
the Planning Division for certification prior to submittal of grading and landscape plans and the final map.

A Final Map shall be recorded prior to the issuance of building permits for the site.
Any parcels not associated with this Tentative Map shall be labeled “Not a Part.”

No street names are part of this approval. A separate request shall be submitted prior to Final Map, if required or
proposed.

Copies of the CC&Rs shall be submitted to the Planning Division for review and approval prior to Final Map. The
CC&Rs shall detail the responsibility for the maintenance of any parkway landscaping, landscape easements, bio-
retention basins, exterior walls/fencing, slopes/landscaping, utility easements, driveways, roads, parking areas,
structures, and any common drainage facilities. The CC&Rs also shall contain a provision indicating the garages
shall be maintained to accommodate up to one vehicle. Any storage shall not restrict the parking of vehicles within
the garage. A homeowners’ association shall be established in accordance with Department of Real Estate
requirements.

Permitted animals/pets shall be allowed in conformance with the R-4 standards, unless CC&Rs are more restrictive.

All vehicular access to the project site shall be provided from the primary driveway on Centre City Parkway. Both
residential gates between the pool area and Buildings 4 and 5 shall remain open seven days per week from 7 a.m. to
8 p.m. Emergency exit gates on Centre City Parkway and Washington Avenue shall remained closed at all times
except in the event of an emergency. Prior to the Final Map approval and issuance of building permits, a gate and
parking management plan shall be included with the CC&Rs which details gate management, assigned parking
spaces, overflow, access for deliveries, on-site vehicular maintenance and guest parking.

As proposed, the buildings, architecture, colors and materials, and the conceptual landscaping of the proposed
development shall be in accordance with the Master and Precise Development Plan, staff report, exhibits and the
project’s Details of Request, to the satisfaction of the Planning Division. Any major modifications to the exterior
architectural building elements or lessening of the quality of the exterior design shall require approval by the Director
of Community Development, and or the Planning Commission as may be recommended by the Director.

All trash enclosures must be designed and installed per the Master and Precise Development Plan and in
coordination with Engineering Department storm water control requirements.

All rooftop equipment must be fully screened from all public view utilizing materials and colors which match the
building, to the satisfaction of the Director of Community Development. The final building plans shall clearly indicate
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20.

21

22.

23.

24,

25.

26.

27.

28.

that any proposed rooftop equipment is properly screened. A cross section and roof plan shall be included (which
details the location and height of all rooftop equipment) to demonstrate that the height of the parapet is sufficient to
screen the mechanical equipment. Ground mounted equipment should be located to avoid conflict with pedestrian
circulation and access, as well as to screen the equipment from view as much as possible.

A minimum of 209 on-site spaces shall be provided and maintained in conjunction with this development, as indicated
in the Details of Request and site plan. Failure to acquire the off-site 450 SF triangular piece of property (adjacent to
Centre City Parkway) where portions of four parking spaces are proposed will require the provision of additional
parking elsewhere on the site to maintain 209 spaces or potentially a reduction in the number of residential units
because a parking count exception or variance has not been requested or approved for the proposed development.
Open and carport spaces shall be striped in accordance with the Zoning Code. Driveways and fire lanes do not allow
for parking (except where designated on the Master Development Plan), and curb markings and fire lane signs are
required, to the satisfaction of the Fire Marshall. Parking for disabled persons shall be provided (including “Van
Accessible” spaces) in full compliance with Section 1129B (Accessible Parking Required) of the California Building
Code, including signage.

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

Any decorative pavement, driveways and sidewalks shall be indicated on the building and landscape plans, including
appropriate notes regarding type and color of materials. Decorative paving, colored concrete or other decorative
materials shall be incorporated at the project entry drive, along with appropriate landscaping consistent with the
Master and Precise Development Plan.

Balconies and patios shall be kept in a neat and orderly manner. Items stored on balconies should be kept out of
view or properly screened. Items shall not be hung over, across or on balconies or patios (such a towels, clothing,
etc.). This condition shall be included in the CC&Rs.

All new utilities shall be underground.

Appropriate backup/kicker areas shall be provided at the terminus of drive isles. These areas shall be identified on
the grading and site plans per the Master and Precise Development Plan.

This Tentative Subdivision Map (SUB15-0003) 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 term of the Master and Precise
Development Plan shall be the same as the corresponding Tentative Subdivision Map, and shall expire according to
the same schedule and procedure as the Tentative Subdivision Map.

An inspection by the Planning Division will be required prior to operation of the project. Items subject to inspection
include, but are not limited to parking layout and striping, identification of handicap parking stalls and required
signage, perimeter walls and landscaping, trash enclosure, as well as any other conditions of approval. Everything
should be installed prior to calling for an inspection, although preliminary inspections may be requested. Contact the
project planner at (760) 839-4671 to arrange a final inspection.

The City of Escondido hereby notifies the applicant that State Law (AB 31568) effective January 1, 1991, requires
certain projects to pay fees for purposes of funding the California Department of Fish and Wildlife. 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. In addition, these fees escalate
annually and include an additional authorized County administrative handling fee of $50.00. 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.
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29.

30.

31.

32.

33.

34.

35.

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

The property owner or HOA assumes all responsibility for maintaining landscaping and bio-retention basins within the
Centre City Parkway right-of-way.

All signs shall be approved by a separate sign permit. Proposed signage is limited to monument signs located on a
freestanding tower at the southwestern corner of the project site. Maximum sign height on the tower shall be 20 feet
per the Downtown Specific Plan. Signs for the proposed project and adjacent off-site motel business are permitted
(up to 80% of tower width) on the southern and western sides of the monument as shown on the Master Development
Plan. Off-premise signage for the motel will only be permitted in the event the project applicant acquires the 450 SF
triangular property where the motel pole sign is currently located. All other potential signs for the condominium
development shall be consistent with the sign standards for the Downtown Specific Plan.

A minimum of 80 cubic feet of private storage shall be provided in each residential unit. Said storage shall be in
addition to typical cabinets and closets.

Prior to or concurrent with the recordation of the final map and prior to issuance of a building permit, the applicant
shall provide documentation to the Planning and Engineering Divisions that the 24-foot wide road easement located
on the project site along the southerly 229.39 feet of the eastern property line (Doc. File No. 1971-198183 of official
records) has been quitclaimed.

A minimum of 112 covered parking spaces shall be provided to meet the Downtown Specific Plan requirement of one
covered parking space per unit.

Prior to issuance of building permits, the applicant shall provide copies of a signed maintenance access agreement or
record an ingress and egress easement in favor of the adjacent motel property owner for pole sign maintenance
purposes if the affected property where the sign is located has not been acquired by the applicant.

Landscaping Conditions

1.

Prior to occupancy, all perimeter, slope and parking lot landscaping shall be installed. All vegetation (including
existing vegetation required as part of previous project approvals) 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.

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 concept 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.

in accordance with the Tree Preservation Ordinance, the 31 mature trees removed from the site to facilitate the
project shall be replaced at a 1:1 ratio with 31 box-size replacement trees. . The required replacement trees shall be
incorporated into the landscape planting plan to the satisfaction of the Planning Division.

The landscape plan for the Centre City Parkway right-of-way shall be modified to include additional shrub materials
that enhance the aesthetic appearance of the parkway in this area and complement other nearby Centre City Parkway
landscape areas, to the satisfaction of the Planning Division.

The installation of the landscaping and irrigation shall be inspected by the project landscape architect upon
completion. He/she shall complete a Certificate of Landscape Compliance certifying that the installation is in
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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 Landscape Ordinance
and the City of Escondido Street Tree List. Trees within five feet of the pavement shall be provided with root barriers.

7 Details of project fencing and walls, including materials and colors, shall be provided on the landscape plans.

Fire Department Conditions

1. The final project design for the proposed residential development shall be in accordance with the fire notes and Fire
Master Plan that have been incorporated into the civil plan set for the Tentative Map SUB 15-0003, to the satisfaction
of the Fire Marshal.
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ENGINEERING CONDITIONS OF APPROVAL
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GENERAL

As surety for the construction of required off-site and/or on-site improvements,
bonds and agreements in a form acceptable to the City Attorney shall be posted by
the developer with the City of Escondido prior to the approval of Grading Permit
and/or Final Subdivision Map.

Project entrance form Centre City Parkway requires City Council approval for
removal of access restriction and allowance of new access for the project. The
project developer shall sign an agreement in a form acceptable to the City Attorney
for their continued maintenance of facilities along project frontage, within the Centre
City Parkway right-of-way and annual access lease fee consistent with previous
agreements executed with other properties with access along Centre City Parkway
corridor.

The project developer is required to construct a north bound through traffic lane
along project frontage on Centre City Parkway which is eligible for Traffic Impact
Fee credit towards the project’s local and regional traffic impact fees.

No building Permits shall be issued prior to recordation of Final Map unless
appropriate securities are deposited and agreements executed as approved by the
City Engineer and City Attorney.

Grading Permit may be issued prior to approval of the Final Map, upon completion
of the following requirements; a) City Engineer and Planning Director completion of
the review of Grading & Erosion Control, Drainage, Water Quality Technical Report
(WQTR) and Landscaping & Irrigation Plan; b) Compliance with all Planning
requirements related to project Grading; c) Post bonds and fees for, Erosion
Control, Grading, Drainage and Landscaping and Irrigation improvements.

Private access and utilities easements shall be quit claimed prior to approval of the
Grading Plans or satisfactory documentation to allow the developer to grade in the
areas encumbered by easements shall be provided to the City Engineer.

If site conditions change adjacent to the proposed development prior to completion
of the project, the developer will be responsible to modify his/her improvements to
accommodate these changes. The determination and extent of the modification
shall be to the satisfaction of the City Engineer.

All public improvements shall be constructed in a manner that does not damage
existing public improvements. Any damage shall be determined by and corrected
to the satisfaction of the City Engineer.

The engineer shall submit to the Planning Department a copy of the Tentative Map
as presented to the Planning Commission and the City Council. The Tentative Map
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will be signed by the Planning Department verifying that it is an accurate
reproduction of the approved Tentative Map and must be included in the first
submittal for plan check to the Engineering Department.

STREET IMPROVEMENTS AND TRAFFIC

Public streets improvements shall be designed in compliance with City of
Escondido Design Standards and requirements of the City Engineer. Private Street
improvements shall be designed in accordance with the requirements of the City
Engineer, Fire Marshal and Planning Director.

The developer shall construct public and private street improvements for the
following streets:

STREET CLASSIFICATION
Centre City Parkway : Super Major
Washington Avenue Collector

The Developer’s engineer shall prepare and submit for approval by the City
Engineer a complete final Signing and Striping plan for all improved roadways and
traffic related improvements on and off site. The developer will be responsible for
removal of all existing signing and striping and construction of all new signing and
striping to the satisfaction of the City Engineer.

The developer shall be responsible for design and construction of frontage
improvements on Centre City Parkway, consisting of addition of one lane of north
bound traffic and a project entry access in accordance with the City of Escondido
Design Standards, requirements of the City Engineer and approved project
tentative map.

The project developer shall be responsible for design and construction of widening
of Washington Avenue to accommodate for a 20 foot wide through/right lane and
reconstruction of curb return and modification of traffic signal system to
accommodate for the required widening to the satisfaction of the City Engineer.

The developer shall be responsible for design and construction of traffic signal
relocation and modification at the intersection of Centre City Parkway and
Washington Avenue to provide for the widening of Washington Avenue and
addition of third lane on Centre City Parkway to the satisfaction of the City
Engineer. The developer shall provide the City Engineer with traffic signal
modification and signing and striping plans for the intersection of subject to review
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10.

and approval by the City Engineer. The developer shall be responsible for
construction of traffic signal modification and signing and striping to the satisfaction
of the City Engineer. In addition, the developer is responsible for development of
timing plan for the intersection and coordination of the intersection signal system
with the intersections to the north, south, east and west to the satisfaction of the
City Engineer. All work shall be completed prior to issuance of occupancy permit.

The developer shall be required to install a no Left-Turn signing and striping at the
project exit gate on Washington Avenue.

All onsite streets are private and shall be designed and constructed to the
requirements of Fire Marshal, Planning Director and City Engineer. Home owners’
association will be responsible for the maintenance of all onsite streets.

The developer shall be required to design an onsite signing and striping plan that
includes signage and striping at the project entrance/exit areas, including a left turn
restriction form the exit driveway on Washington Avenue.

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.
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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 results in a land disturbance of one (1) or more
acres. »

The proposed walls along the easterly property line shall be designed to allow for
the drainage form the existing properties to the east as required by the project
drainage report.

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
septic tanks within the project shall be pumped and backfilled per County Health
Department requirements.

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

DRAINAGE

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. Drainage system design for the
project shall include capture and conveyance of the drainage from the existing
properties to the east to the public storm drain system. Drainage easements shall
be secured for all structures installed offsite, or the design shall be modified such
that all drainage structures are installed on the project site.

The proposed drainage design for the project requires drainage improvements
within an adjacent property to the east. In the event that the developer is not able to
secure the easement and permission to enter the adjacent property to construct
improvements, drainage design for the project shall be modified to place all
drainage improvements within the project site.

A portion of the project lie within the FEMA flood zone “X”, as designated on current
flood insurance rate maps. All buildings within this zone shall conform to the City’s
Floodplain Ordinance. A Letter of Map Revision (LOMR-F) may be required by
FEMA prior to final occupancy of the units within designated flood zone area,
unless the developer provides the City Engineer satisfactory documentation prior to
occupancy.

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
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Technical Report shall include hydro-modification calculations, post construction
storm water treatment measures and maintenance requirements. All onsite cistern
or other hydro-modification facilities for treatment facilities shall be located outside
public easements.

5. All proposed onsite drainage system, storm water treatment and retention facilities
and their drains shall be maintained by home owners’ association. Provisions
stating this shall be included in the CC&Rs.

6. All frontages landscaping along Washington Avenue and Centre City parkway,
including bio retention areas and related drainage systems shall be maintained by
home owners’ association. Provisions stating this shall be included in the CC&Rs.

7. 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.

WATER SUPPLY

1. The project developer is required to design and construct an eight (8) inch public
water main from Washington Avenue extended through the project site and along
Centre City Parkway to join the existing water main on Mission Avenue. All water
related improvements shall be designed and constructed to the requirements of the
Utilities Engineer.

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

3. All onsite public and private water facilities such as valves, meters, detector checks
and fire hydrants shall be designed to be located as determined by the Fire Marshal
and Utilities Engineer.

SEWER

1. The developer is required to design and construct an onsite public sewer system in
accordance with the City of Escondido Design Standards and to the requirements
of Utilities Engineer. The developer is required to relocate an existing 10 inch sewer
main within the project site to provide for the development related improvements.
The existing public sewer main is currently serving multiple properties along the
easterly property line. Due to relocation of the existing 10 “ public sewer main all
active sewer laterals are required to be relocated and connected to the new sewer
main. The developer is required to grant new sewer easements for the new sewer
laterals for the properties to the east. The developer shall be responsible for making
all arrangements with other property owners for quit claim of the existing sewer
easements granting new sewer easements and relocation of sewer laterals and
provide said documentation with letters of permission from each property owner to
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the Utilities Engineer for approval, prior to work on any of the sewer laterals or
relocation of the existing 10” public sewer main.

The project developer shall be required to protect in place and secure access to
the existing sewer lines and sewer laterals within the project site during project
construction, unless approval granted by the Utilities Engineer.

Sewer design for the project shall be modified to allow for access to all proposed
and existing sewer lines and manholes, including the existing sewer manhole
located in the pool deck area and at the easterly property corner on Washington
Avenue to the satisfaction of the Utilities Engineer.

All sewer laterals within the project are private and shall be maintained by the
home owners’ association.

The project developer is required to design and construct a sewer system for the
project in accordance with the City of Escondido Design Standards and to the
requirements of the Utilities Engineer.

CC&R’s

Copies of the CC&R’s shall be submitted to the Engineering Department and
Planning Department for approval prior to approval of the Final Map.

The developer shall make provisions in the CC&R’s for maintenance by the home
owners’ association of all, lightings, signing and striping, parkway landscaping and
irrigation, storm water treatment basins and facilities, sewer laterals, common open
spaces, public utilities easement area and emergency access road and internal
streets. These provisions must be approved by the Engineering Department prior
to approval of the Final Map.

CC&R shall make provisions for maintenance frontage landscaping, irrigation,
fencing, retaining walls along project frontages on Centre City Parkway and
Washington Avenue by the home owners’ association.

The CC&Rs shall reference the recorded Storm Water Control Facility Maintenance
Agreement and the approved Water Quality Technical Report for the project.

The CC&R’s must state that the home owners’ association assumes liability for
damage and repair to City utilities in the event that damage is caused by the
Property Owners’ Association when repair or replacement of private utilities is done.

The CC&R’s must state that (if stamped concrete or pavers are used in the private
street) the home owners’ association is responsible for replacing the pavers and/or
stamped concrete in Kind if the City has to trench the street or within public utilities
easements for repair or replacement of an existing utilities.
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FINAL MAP - EASEMENTS AND DEDICATIONS

1. The developer shall make all necessary dedications for public rights-of-way for
public streets or public utilities and emergency access easements for the private
streets according to the following street classifications.

STREET CLASSIFICATION

Washington Avenue Collector Street

2. All necessary right-of-ways, public utilities and emergency access easements shall
be granted on the Final Map.

3. All easements, both private and public, affecting subject property shall be shown
and delineated on the Final Map. Necessary right-of-ways, public utilities and
emergency access easements shall be granted on the Final Map.

4. The developer is responsible for making the arrangements to quitclaim all
easements of record which conflict with the proposed development prior to approval
of the final map. If an easement of record contains an existing utility that must
remain in service, proof of arrangements to quitclaim the easement once new
utilities are constructed must be submitted to the City Engineer prior to approval of
the Final Map. If an easement of record contains an existing access that could not
be quit claimed, Grading permit will not be issued for lots in which construction will
conflict with existing access rights unless the developer provides the City Engineer
satisfactory documentation prior to issuance of Grading Permit or Final Map
approval.

5. The applicant shall provide the City Engineer with a Subdivision Guarantee and
Title Report covering subject property.

REPAYMENTS, FEES AND CASH SECURITIES

1. 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.

2. The developer is eligible for traffic impact fee credit towards project's local and
regional traffic impact fees, for design and construction of third north bound lane
along project frontage on Centre City Parkway, intersection improvements and
modification of the existing traffic signal system at the intersection of Centre City
Parkway and Washington Avenue. The development fee credit is in the amount of
not to exceed $252,247.00. The fee will be credited towards project's local and
regional traffic impact fees. The developer shall provide documentation oOf
construction cost to the credit amount to the City Engineer prior to occupancy.
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3. The developer is required to pay fair share traffic mitigation fee in the amount of
$6,770 towards future widening of Centre City parkway between Mission and
HWY 78. Payment of the fair share contribution shall be prior to recordation of Final
Map.

4. 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 $50,000.

UTILITY UNDERGROUNDING AND RELOCATION

1. All existing overhead utilities within the subdivision boundary or along 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 utility construction,
relocation and undergrounding. All new utilities shall be constructed underground.
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MITIGATED NEGATIVE DECLARATION
{Draft)
ENVIRONMENTAL CHECKLIST

Latitude li
(City File No. SUB 15-0003)

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

INTRODUCTION

This Mitigated Negative Declaration assesses the environmental effects of the proposed multi-family
residential development “Latitude || Condominiums” located on the northeast corner of Centre City Parkway
and Washington Avenue, addressed as 382, 426, 429, 430, 444 West Washington Avenue (APNs 229-
172-06, -07, -08, -09 and -11).

As mandated by CEQA Guidelines Section 15105, affected public agencies and the interested public may
submit comments on the Draft Negative Declaration in writing before the end of the 20-day public review
period starting on June 29, 2015, and ending on July 20, 2015. Written comments on the Draft Mitigated
Negative Declaration should be submitted to the following address by 5:00 p.m., July 20, 2015. Following
the close of the public comment review period, the City of Escondido will consider this Mitigated 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: Bill Martin, Planner
Telephone: (760) 839-4557

Fax: (760) 839-4313

Email: bmartin@ci.escondido.ca.us

A printed copy of this document, technical studies and plans are available for review during normal
operation hours for the duration of the public review period at the City of Escondido Planning Department,
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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INITIAL STUDY / ENVIRONMENTAL CHECKLIST

1. PROJECT TITLE: LATITUDE I CONDOMINIUMS

2. LEAD AGENCY:

City of Escondido
201 North Broadway
Escondido, CA 92025

3. PROJECT CONTACT:

Bill Martin

City of Escondido, Planning Division
BMartin@ci.escondido.ca.us

(760) 839-4557

4. PROJECTLOCATION

The Project site includes 5 parcels and is approximately 3.44 acres in the City of Escondido, bordered to the
south by West Washington Avenue and to the west by Centre City Parkway, addressed as 382, 426, 429,
430, 444 West Washington Avenue (APNs 229-172-06, -07, -08, -09 and -11). The site is bordered to
the north by a hotel and to the east by restaurants and stores. To the south, across West Washington Avenue is
the multi-family attached residential, Latitude 33, and to the west across Centre City Parkway is a store and multi-
family detached residential.

5. PROJECT PROPONENT

NCA Developments & Lyon Communities

6. GENERAL PLAN ZONING
SPA9 Downtown Specific Plan

7. PROJECTDESCRIPTION:

The project involves a Master and Precise Development Plan and a one-lot Tentative Subdivision Map for
a multi-family residential project on a 3.44 acre site, consisting of 112 residential units, on-site sales office
(934 sf), clubroom (1,214 sf), fitness center (847 sf), pool and parking lots throughout the project area. The
residential component includes the construction of 112 apartment units, which would be situated in 6,
three-story buildings and include 60 one-bedroom units and 52 two-bedroom units. All of the buildings
will also have 4t story lofts, accessible to the unit below: Building 1 has nine lofts; Building 2 has five
lofts; Building 3 has one loft; Building 4 has two lofts; and, Building 5 and 6 each have three lofts. The
maximum building height will be 49 feet. The one-bedroom units range in size from 788 sf to 1,027 sf;
the two-bedroom units range from 1,119 sf to 1,336 sf. The project includes a 5’6" screen wall along all
sides of the perimeter made of Concrete Masonry Units. The project will be entitled as condominiums
and will not be built in phases.

The project has a total of 33,891 sf of open space, which includes 18,018 sf of common open space,
9,397 sf of private open space and 6,476 sf of contiguous open space. The proposed open space is not
consistent with the development standard of 300 square foot of open space per unit but is consistent with
an urban, high density downtown living project and provides interactive internal pedestrian experience with
the contiguous open space and the resort pool, barbeques and pet wash station. in addition to the common
open space, the project will include 83 sf per unit of private open space area, which is greater than the
required 25 sf per unit, and includes patios for ground floor units and balconies on the second and third
floor units.
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Based on the City of Escondido’s General Plan, Downtown SPA #9 allows commercial and residential with
maximum allowable densities of up to 100 units per acre and requires a Planned Development to facilitate
development in accordance with Article 19 (Planned Development Zone) of the Zoning Code. The project
density is 32.56 dwelling units per acre. The proposed project would provide 209 parking spaces consisting
of 62 garage spaces (10 will have direct access to units), 47 covered car ports and 100 uncovered open
spaces reserved for the units. The ratio of covered o uncovered parking does not meet the Downtown
Specific Plan requirement of one covered space per unit as the property includes easements along the
northern property line, preventing the placement of carport structures. In addition, the length of the proposed
carport stalls will have the required 18 foot depth, however, the structure itself will only be 16 feet deep,
again due to the location of easements. Primary access to the site would be a 28 foot wide driveway off
Center City Parkway, which will be limited to right turns in and out, only. Two emergency exit driveways,
each are 24 feet wide, will be located off Washington Avenue, and the other off Centre City Parkway, each
are gated and locked with a Knox switch. Implementation of the project will include the widening of
approximately 75 feet of Washington Avenue by approximately five feet to create a northbound, right turn
lane onto Centre City Parkway, and the widening of approximately 620 feet of Centre City Parkway by 7 to
20 feet to accommodate a third vehicle lane, a bike lane and a deceleration lane at the primary site entry.

The project site is undeveloped and covered mainly with disturbed vegetation and ornamental trees.
Proposed site improvements would include underground utilities and landscaping. Construction of the
project would involve grading of the site, with an anticipated import of approximately 11,000 cubic yards.
Site grading would be completed in compliance with the Geotechnical Engineering Investigation
recommendations and the General Earthwork and Pavement Specifications provided in the report (Salem
Engineering Group, Inc., January 14, 2015; Appendix D). New landscaping and irrigation would be
provided, including an addition of over 100 trees.

City of Escondido water, sewer, and storm drain lines currently are located within and surrounding the
project site within the existing right-of-way and/or easements. The project would include an on-site
infrastructure system that would connect to these existing off- site City utilities. The proposed on-site sewer
system would consist of a 10- inch diameter pipe network that connects to an existing “public’ sewer line
that bisects the property east to west, with the downstream end crossing Center City Parkway.

Water (fire and domestic supply) would continue to be provided to the site through connections to the 8-
inch City water main in Washington Avenue. The project will be required to make a second connection at
Mission Avenue via a new 8-inchline to be installed in Center City Parkway from the northwest corner of
the property to Mission.

On-site runoff will be treated by the proposed nine cisterns, that are located underneath the driveways and
parking lots throughout the project site, and the bio-retention basin area, which is west of the project in the
Centre City Parkway right-of-way. The project also includes the construction of two bio-retention areas with
a total area of 5300 square feet for treatment of on-site water and 630 square feet for treatment of off-site
water. The treated runoff will drain into the proposed 6.5’'W x 3'H reinforced concrete box (RCB) that runs
through the middle of the project site from east to west. The proposed RCB will connect to the existing
Triple 8W x 4'H RCB that runs across Centre City Parkway.

The project proposes exceptions to the development standards in the Downtown Specific Plan. In addition
to the open space area requirements, parking types and carport dimensions, all discussed above,
implementation of the project requires a reduction in the front, rear and side setbacks. The project converted
the compact spaces fronting Buildings 3 and 4 into standard length parking stalls to ensure that longer
vehicles will not spill into the fire access lane. In order to achieve this, Building 3 is closer to the property
line on the Centre City Parkway side to accommodate the longer parking stall by 2'-0" thereby encroaching
on the 14'-0" setback requirement.

The project will also require a two foot car overhang into the setback, on the eastern side of the project site

and an 18-inch encroachment into the setback on the northern boundary. The site will include 24 foot fire
lanes per the Fire Master Plan. The project includes a block wall along the perimeter of the site.
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8. ENVIRONMENTAL SETTING

The approximately 3.44 acre project site is comprised of five parcels (APNs 229-172-086, -07, -08, -09 and
-11). The property is bordered to the south by West Washington Avenue and the Escondido Inn and to the
west by Centre City Parkway. The site is bounded to the east by an offsite commercial strip center and to
the north by a hotel. The site is located within an urban area of the City within the Downtown Specific
Plan and is surrounding by a mix of residential and commercial zoning and land uses including a hotel
adjacent to the north and another to the south; an offsite commercial strip center on the east; a three-
story mixed-use multi-residential development south across West Washington Avenue; and a mix of retail
commercial to the west across Centre City Parkway. The elevations of the project site ranges from 649
feet to 641 feet from east to west. The north half of the project drains from the northeast corner towards the
southwesterly direction. The south half of the project drains from the southeast corner towards the
northwesterly direction. The site does not contain any sensitive or special status plants or animal species
or habitat areas, wetlands or riparian habitat.

Surrounding land uses and setting:

North: CG General Commercial. Commercial zoning and uses are located north of the project site.
immediately north of the project site is a hotel, operated as the Palm Tree Lodge.

South: SP Centre City Urban District. Commercial zoning and uses are located adjacent to the south of
the project site, which is improved with a motel operated as the Escondido Inn. Across West
Washington Avenue are multi-family attached residential units.

East:  SP Centre City Urban District. The property adjacent to the east side of the property site is improved
with a commercial strip center including restaurants, Frazee and an ARCO station. Chain-link
fencing is located along the eastern boundary of the project site. :

West: CG General Commercial. Across Center City Parkway are a variety of commercial uses including
a Goodwill retail store and restaurants.

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

Responsible agencies, as defined by CEQA, include public agencies other than the lead agency that have
discretionary approval over the proposed project. These agencies have regulatory authority over various
aspects of the proposed project and will function as responsible agencies for the project. The applicant will
coordinate with these appropriate agencies to obtain all applicable permits for the proposed project as
required by law, which include the following:

» California Regional Water Quality Control Board (AWQCB) - Section 401 Water Quality Certification
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DETERMINATION: (To be completed by the Lead Agency)

O

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

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

| find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.

| find that the proposed project MAY have a “potentially significant effect” or “potentially significant uniess
mitigated” impact on the environment, but at least one effect 1) has been adequately analyzed in an
earlier document pursuant fo applicable legal standards, and 2) has been addressed by mitigation
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL
IMPACT REPORT is required, but it must analyze only the effects that remain to be addressed.

| find that although the proposed project could have a significant effect on the environment, 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 project, nothing further is required.

Signature Date
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ENVIRONMENTAL/ INITIAL STUDY CHECKLIST:

AESTHETICS

Would the project:

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
a) Have a substantial adverse effect on
a scenic vista? | O O
b) Substantially damage scenic
resources, including but not limited
to, trees, rock, outcroppings, and O ] ]
historic buildings within a state scenic
highway?

c¢) Substantially degrade the existing
visual character or quality of the site 0 | |
and its surroundings?

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

l. Aesthetics Discussion

a)

b)

Would the project have a substantial adverse effect on a scenic vista?

No Impact. Scenic resources in the City of Escondido include views to and from hillsides and
prominent ridgelines and other prominent natural landforms. More prominent ridgelines/hillside
areas generally are located towards the northern and eastern areas of the City. The site is not
focated on a ridgeline identified in the Resource Conservation Element of the General Plan (Figure
VII-5). The topography of the site is relatively flat compared to adjacent properties, intervening
buildings and landscaping on and adjacent to the site, which affect views through the site.
Therefore, public views that include the site generally are limited and the project would not have
an adverse effect on a scenic vista.

Would the project substantially damage scenic resources, including, but not limited to,
trees, rock outcroppings, and historic buildings within a state scenic highway?

No Impact. State scenic highways are those highways that are either officially designated as
State Scenic Highways by the California Department of Transportation (Caltrans) or are eligible
for such designation. There are no state scenic highways located near the project site and the site
is not visible from a scenic highway. The majority of the site is an undeveloped field overgrown with
vegetation, with a mix of small, medium and mature eucalyptus and palm trees and does not have
any rock outcroppings or historic buildings.
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c) Would the project substantially degrade the existing visual character or quality of the site
and its surroundings?

No Impact. The site is located in the urban area of the City and along a commercial corridor
developed with a mix of residential and commercial uses. Residential use in the area includes a
mix of multi-level attached and detached residences. The proposed project would not degrade the
existing visual character or quality of the site or its surroundings. Although the project includes
three-story structures with some four story loft features, which would increase the overall mass and
scale of the existing, almost vacant site, the development would be consistent with the visual
character of the surrounding area, that includes other nearby three-story mixed-use developments,
and multi-story commercial and multi-family residential structures. The project includes the use of
the Centre City Parkway right of way as a bioretention area. The right of way is not currently
landscaped so the proposed landscaping will not degrade the existing visual character. The project
has been designed to reduce its visual impact by including landscaping that includes perimeter and
interior trees, shrubs and groundcover. The proposed streetscape will consist of a tall evergreen
trees (Lophostemon confertus) with accents of a round headed, flowering deciduous tree
(Koelreuteria bipinnata). The corner of the buildings will be accented with narrow vertical accent
trees (Cupressus sempervirens). The ground plane includes Tecoma stans, a 6-8 feet tall, yellow
flowering shrub and Russelia hybrids, a 4-5 foot red flowering shrub as background planting against
the perimeter wall. The mid-ground area consists of a “rush like” plant in Chondropetalum tectorum
which gets 3-4 feet tall and Lomadra ‘Breeze’, a grass, which gets approximately 30-inches
tall. The foreground is planted with Senecio vitalis, a succulent plant, that gets 12-18- inches tall
and is a blue-green color. . While the increase in residential units would result in an increased urban
feel, this change would be less than significant considering the existing urbanized character and
project design features employed to lessen potential visual impacts. Overall, the visual character
and quality impacts of the project would not be significant.

d) Would the project 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, and vehicle headlights. The proposed
lighting for the project generally would consist of new 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 (Zone Code Article 35). Compliance with
the City's Outdoor Lighting Ordinance (Escondido Zoning Code Article 35) would ensure that
potential impacts associated with glare or light, resulting from development of the site, are less than
significant.

iI. AGRICULTURAL AND FOREST RESOURCES

In determining whether impacts to agricultural resources are 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. In
determining whether impacts to forest resources, including timberland, are significant to environmental effects,
lead agencies may refer to information compiled by the California Department of Forestry and Fire Protection
regarding state’s inventory of forest land, including the Forest and Range Assessment Project; and forest carbon
measurement methodology provided in Forest Protocols adopted by the California Air Resources Board. Would
the project:
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a) Convert Prime Farmland, Unique
Farmland, or Farmland of Statewide
Importance (Farmland), as shown on
maps prepared pursuant to 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¢) 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
Code4526), or timberland zoned
Timberland Production (as defined by
Government Code section 51104(g)?

d) Resultin the loss of forest land or
conversion of forest to non-forest
use?

e) 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?

Less than
Significant
Potentially with
Significant Mitigation
Impact Incorporated

Il. Agricultural and Forest Resources Discussion

Less than
Significant
Impact

No Impact

a)

Would the project 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?

No Impact. The project site does not include any active agricultural uses or agricultural
resources, is not zoned for agricultural uses, and is not adjacent to areas zoned for, or in,
agricultural use. No farmland, forest land, timberland, or other agricultural uses occur on
the project site or surrounding area. No agricultural land would be converted to non-agricuitural
uses as a result of project implementation. The project site is identified as “Urban and Built-up
Land” and is surrounded by the same; it is not identified as Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance according to the Farmland Mapping and Monitoring Program
(“FMMP”, General Plan Update EIR, Figure 4.2-1). The FMMP defines Urban and Built-up land as
land occupied by structures with a building density of atleast one unit to 1.5 acres, or approximately
six structures to a 10-acre parcel.
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Would the project conflict with existing agriculture zoning for agricultural use, or a

No Impact. The property is not involved in a Williamson Act Contract or other agricultural iand
contract. The City of Escondido General Plan currently designates the zoning for the project area
as residential and commercial use. Therefore, the project would not conflict with existing agricultural

Would the project 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

No Impact. The project site is not zoned as forest land and contains neither timberland resources
nor an association with timberland resources or timberland production.
Would the project result in the loss of forest land or conversion of forest land to non-forest

No Impact. The project site contains neither forest land nor would it result in the conversion of forest

Would the project involve other changes in the existing environment, which due to their

b)

Williamson Act contract?

zoning or a Williamson Act contract.
c)

Government Code Section 51104(g))?
d)

use?

land within the proposed development.
e)

location or nature, could result in conversion of Farmland to non-agricultural use or
conversion of forest land to non-forest use?

No Impact. There is no evidence of current agricultural use of the site. Figure VIi-6 of the General
Plan does not identify the site as an Agricultural Area. The site is currently zoned for residential
and commercial uses and is consistent with the City of Escondido’s General Plan. The project site
contains neither forest land nor would it result in the conversion of forest land within the proposed
development.

AIR QUALITY

Where available, 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)

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Conflict with or obstruct
implementation of the applicable air ] O |
quality plan?
b) Violate any air quality standard or
contribute substantially to an existing | | |

or projected air quality violation?
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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 O O O
air quatlity standard (including

releasing emissions which exceed

quantitative thresholds for ozone

precursors)?

d)

Expose sensitive receptors to

substantial poliutant concentrations? O | O

e)

Create objectionable odors

affecting a substantial number of 0 [ 0
people?

lll. Air Quality Discussion

a)

Would the project conflict with or obstruct implementation of the applicable air quality plan?

Less than Significant Impact. The proposed project is in the San Diego Air Basin (SDAB). The
primary agencies responsible for regulations to improve air quality in the SDAB are the San Diego
Air Pollution Control District (SDAPCD) and the California Air Resources Board (CARB). The
California State Implementation Plan (SIP) is the document that sets forth the State’s strategies
for attaining the National Ambient Air Quality Standards (NAAQS). The SDAPCD is the agency
responsible for preparing and implementing the portion of the California SIP applicable to the
SDAB. Since the SDAB is designated as in basic non-attainment of the NAAQS and in serious
non-attainment of the more stringent California State Ambient Air Quality Standards (AAQS) for
ozone, the SDAPCD’s Regional Air Quality Strategy (RAQS) outlines the plans and control
measures designed to attain the AAQS for ozone. The California SIP and the SDAPCD’s RAQS
were developed in conjunction with each other to reduce regional ozone emissions. The
SDAPCD relies on information from CARB and SANDAG, including projected growth, mobile,
area and all other source emissions, in order to predict future emissions and develop appropriate
strategies for the reduction of source emissions through regulatory controls. The CARB mobile
source emission projections and SANDAG growth projections are based on population and
vehicle trends and land use plans developed by the incorporated cities and the County of San
Diego. As such, projects that propose development that is consistent with the growth anticipated
by SANDAG would be consistent with the RAQS and the SiP.

The General Plan designates the project site as SPA #9. The Downtown Specific Plan area allows
residential projects up to a maximum density of 100 dwelling units per acre (du/ac) and the project
is proposing of density of approximately 30 du/ac. Therefore, the proposed project would be
consistent with the General Plan growth assumptions and would not conflict with or obstruct
implementation of the applicable air quality plan. Impacts would be less than significant, based on
the Air Quality Assessment for the project prepared by Mestre Greve Associates (June 4, 2015,
Appendix B), because project emissions would be less than the significance levels, the project is
consistent with the City's General Plan, and the project would not conflict with or obstruct the
implementation of the San Diego RAQS or applicable portions of the SIP.

Temporary, short-term impacts can result from project construction activities or grading operations.
Emissions during the phases of construction were calculated using the California Emissions
Estimator Model (CalEEMod). CalEEMod is a computer program developed by the South Coast
Air Quality Management District (SCAQMD) in conjunction with the CARB. The model calculates
emissions for construction and operation of various projects. For on-road vehicular emissions, the
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CalEEMod utilizes the EMFAC emission rates that have also been developed by CARB. CalEEMod
considers the following phases in its calculation of construction emissions: demolition, site
preparation, grading, building construction, paving, and painting. The appropriate number of acres,
duration of each construction phase, and other key elements of the project were input into the
CalEEMod to generate the estimate of emissions.

In 1998, the CARB identified particulate matter from diesel fueled engines (Diesel Particulate Matter
or DPM) as a Toxic Air Contaminant (TAC). It is assumed that the majority of the heavy construction
equipment utilized during construction would be diesel fueled and emit DPM. Impacts from toxic
substances are related to cumulative exposure and are assessed over a 70-year period. Grading
for the project, when the peak diesel exhaust emissions would occur, is expected to take less than
1 month with all construction expected to be completed over a 13 to 15 month period. Because of
the relatively short duration of construction compared to a 70-year lifespan, diesel emissions
resulting from the construction of the project, including truck traffic associated with the project, are
not expected to result in a significant impact.

Table 1 includes the calculations for the construction activiies and presents the highest
construction emissions as a worst-case scenario.

TABLE 1: PEAK CONSTRUCTION EMISSIONS

Pollutant Emissions (Pounds Per Day)

Activity ROG | NOx co sox | PM10 | PM25
Demolition 46 48.4 36.8 0.04 2.6 2.3
Site Preparation 5.3 57.0 43.5 0.04 213 12.8
Grading 3.9 40.5 27.4 0.03 9.0 5.5
Building Construction 44 334 27.6 0.05 3.3 2.3
Paving 21 18.4 135 0.02 1.3 1.1
Architectural Coating 59.8 25 2.9 0.01 0.4 0.2
Escondido Thresholds 75 250 550 250 100 55
Exceed Threshold? No No No No No No

Long-term impacts are associated with the built out condition of the proposed project. Air pollutant
emissions due to the project were calculated using the CalEEMod program. The program was set
to calculate emissions for the proposed project. Primary sources of emissions generated by the
proposed project will be from the motor vehicies. Natural gas combustion and re-current painting
of the facilities will also contribute to the emissions. The traffic data indicates that there will be 1,390
trips in and out of the facility per day. CalEEMod calculates maximum daily emissions for the
summertime and wintertime periods.

Table 2 presents the results of the CalEEMod showing the maximum daily air pollutant emissions

projected for build out year. The specific data utilized in calculating the emissions are provided in
Appendix B.
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b)

c)

d)

TABLE 2: PROJECT EMISSIONS (POUNDS PER DAY)

ROG NOx CO SOx PM10 PM2.5

Total Project Emissions 8.4 7.0 39.4 0.1 5.0 1.5
Escondido Thresholds 55 250 550 250 100 55
Exceed Threshold? No No No No No No

The project's construction and operational emissions would not exceed the City's established
CEQA significance criteria for air quality in its Environmental Quality Regulations (EQR) as
established in the Escondido Municipal Code Chapter 33 Article 47. This determination is based
on the use of paint with a low VOC rating of 75 g/l or less during construction, which is a project
design feature, and the project will be conditioned accordingly. Consequently, the project would
conform to the City's quality of life standards. Furthermore, the project would be required to comply
with all applicable rules and regulations established by the SDAPCD during construction activities
at the Project site.

AQ-1 To ensure the projected construction emissions are all below the significance
thresholds established by the City for painting emissions, the project will be conditioned to
use paint with a low VOC rating of 75 g/i or less during construction.

Would the project violate any air quality standard or contribute substantially to an existing
or projected air quality violation?

Less than Significant Impact. The project's construction and operational emissions would not
exceed the City's established CEQA significance criteria for air quality in its EQR (Escondido
Municipal Code Chapter 33 Article 47) by using paint with a low VOC rating of 75 g/l or less during
construction. No impacts are projected as the reactive organic gases (ROG) emissions during
painting will be reduced to below the significance threshold.

Would the project result in a cumulatively considerable net increase of any criteria pollutant
for which the project region is in non-attainment under an applicable federal or state
ambient air quality standard (including releasing emissions which exceed quantitative
thresholds for ozone precursors)?

Less than Significant Impact. As described above in lll(a), mobile source emissions associated with
the project would be minimal. Project construction would result in emissions, as described above;
however, all construction-related emissions would be less than established significance thresholds
for each criteria pollutant by using paint with a low VOC rating of 75 g/l or less during construction.
Emissions would be less than significant, and therefore, the project would not result in a
cumulatively considerable increase in any criteria poliutant for which the region is non-attainment.

Would the project expose sensitive receptors to substantial pollutant concentrations?

No Impact. A sensitive receptor is a person in the population who is more susceptible to health
effects due to exposure to an air contaminant than is the population at large. Examples include
residences, schools, playgrounds, child care centers, churches, athletic facilities, retirement
homes, and long-term health care facilities. As described above in lli(a), mobile source emissions
associated with the project would be minimal. Project construction would result in some
construction-related emissions; however, no impacts are projected as the short-term, temporary
emissions will not exceed established thresholds for criteria pollutants with the use of paint with a
low VOC rating of 75 g/l or less.
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e) Would the project create objectionable odors affecting a substantial number of people?

Less than Significant Impact. The proposed residential development does not include any uses that
have been identified as being associated with odors such as dairy operations or chemical plants.
Thus, the proposed project is not expected to result in objectionable odors for future residents or
for the neighboring uses.

During construction of the proposed project, exhaust from equipment and activities associated with
the application of architectural coatings and other interior and exterior finishes may produce
discernible odors typical of most construction sites. Such odors would be a minor, temporary source
of nuisance to adjacent uses, and would not affect a substantial number of people. As odors
associated with project construction would be temporary and intermittent in nature, and would likely
appreciably disperse on site, the odors would have a less than significant impact.

v, BIOLOGICAL RESOURCES

Would the project:

Less than
Potentially Significant with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

a) Have a substantial adverse effect,
either directly or through habitat
modifications, on any species
identified as a candidate, sensitive,
or special status species in local or O a a
regional plans, policies, or
regulations, or by the California
Department of Fish and Game or
U.S. Fish and Wildlife Service?

b} Have a substantial adverse effect
on any riparian habitat or other
sensitive natural community identified
in local or regional plans, policies, O a m|
and regulations or by the California
Department of Fish and Game or
U.S. Fish and Wildlife Service?

c¢) Have a substantial adverse effect
on federally protected wetlands as
defined by Section 404 of the Clean
Water Act (including, but not fimited O 0 O
to, marsh, vernal pool, coastal, etc.)
through direct removal, filling,
hydrological interruption, or other
means?
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d) Interfere substantially with the
movement of any native resident or
migratory fish or wildlife species or
with established native resident or 0O O O
migratory wildlife corridors, or impede
the use of native wildlife nursery
sites?

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

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

IV. Biological Resources Discussion

a) Would the project have a substantial adverse effect either directly or through habitat
modifications on any species identified as a candidate sensitive or special status species
in local or regional plans, policies or regulations or by the California Department of Fish and
Game or the U.S. Fish and Wildlife Service?

Less than Significant impact with Mitigation. According to the Latitude Il Project Biological Survey
and Wetland Determination Results (Glenn Lukos Associates, February 2, 2015; Appendix C), no
sensitive species or special status plant or animal species were detected or are expected to occur
on the property as the site lacks any habitat to support them. The project site is undeveloped and
covered mainly by non-native grasses and medium size trees, including eucalyptus species (7);
pine trees (7); and, queen palms (11).

indirect impacts to raptors could result from the loss of forage and nesting habitat. The non-native
grass (NNG) provides habitat for raptor prey but there are no longer any mature Mexican fan palm
trees to provide for nesting or roosting opportunities. There was no evidence of use of the trees as
nesting or resting sites for raptors during the field investigation; however, trees within the
eucalyptus woodland could support nesting birds, including raptors, protected under the federal
Migratory Bird Treaty Act (MBTA) and California Fish and Game Code (CFG Code). Disturbance
of birds protected under the MBTA would result in a potentially significant impact, requiring
mitigation.

According to the Resulis of Vegetation Mapping, the project will result in the loss of approximately
0.39 acres of NNG habitat (Glenn Lukos Associates, June 23, 2015, Appendix C). The City uses
the Escondido Draft Subarea Plan to implement the approved MHCP within City limits. The City's
draft Subarea Plan requires impacts to NNG to be mitigated at a reduced ratio of 0.5:1 through the
acquisition of NNG credits from the Daley Ranch Bank or other approved mitigation bank.
Therefore, the applicant will purchase 0.2 credits from the Daley Ranch Bank or other approved
mitigation bank to reduce this potentially significant impact to below significance.

BlO-1 To ensure compliance with the MBTA, clearing of potential nesting habitat shall, to
the maximum extent feasible, occur outside of the breeding season for birds and raptors,
which is defined as January 15 to September 15. If activities must occur during the general
breeding season, clearing could occur if it is determined that no nesting birds (or birds
displaying breeding or nesting behavior) are present within three days prior to clearing. A
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b)

pre-grading survey shall be conducted by a qualified biologist prior to any clearing or
grading to determine if breeding or nesting avian species occur within areas that would be
directly affected by grading or indirectly affected by construction noise. If any of these birds
are observed nesting or displaying breeding/nesting behavior within the area, construction
shall be postponed until (1) the nest is abandoned or the young have fledged or (2) after
September 15.

BIO 2 To compensate for the loss of 0.39 acres of NNG, the applicant shall purchase 0.2
mitigation credits from the Daley Ranch Bank or other approved mitigation bank.

Would the project have a substantial adverse effect on any riparian habitat or other sensitive
natural community identified in local or regional plans, policies, and regulations, or by the
California Department of Fish and Game or the U.S. Fish and Wildlife Service?

No Impact. The property shows no evidence of surface water or surface flows that would be
associated with riparian habitat or be considered jurisdictional riparian habitat by any plan, policy,
regulation or regulatory agency. No critical habitat or other sensitive natural community was
identified on site. Therefore, the modification of existing on-site disturbed habitat would be less than
significant.

Would the project have a substantial adverse effect on biological resources involved within
a jurisdictional water feature as defined by federal, state or local regulations (e.g., Section
404 of the Clean Water Act, Section 401. of the Clean Water Act, Section 1.602 of California
Fish and Game Code, Porter-Cologne Water Quality Control Act, etc.) through direct
removal, filing, hydrological interruption, or other means?

No Impact. According to the Biological Survey and Wetland Determination Results performed for
the project, the property does not include wetlands or riparian habitat, hydroponic vegetation or any
jurisdictional drainages, jurisdictional wetlands, waters of the U.S. or streambeds; and therefore,
the project would not affect biological resources associated with a jurisdictional water. The
preliminary findings of the U.S. Army Corps of Engineers (Corps) and California Department of Fish
and Wildlife (CDFW) for the project site are summarized in the Jurisdictional Determination for
Latitude il (Glenn Lukos Associates, June 30, 2014; Appendix C). The project contains no blue-line
drainages (as depicted on the U.S. Geological Survey (USGS) topographic map Valley Center,
California [dated 1968 and photo revised in 1975]). On June 23, 2014, regulatory specialists of
Glenn Lukos Associates, Inc. (GLA) examined the project site to determine the limits of (1) Corps
jurisdiction pursuant to Section 404 of the Clean Water Act, and (2) CDFW jurisdiction pursuant to
Division 2, Chapter 6, Section 1600 of the Fish and Game Code (Appendix C).

The project site contains a single swale that enters the site at the eastern boundary and extends in
a westerly direction to a concrete inlet where it exits the site. The swale contains no indicators for
an ordinary high water mark (OHWM) and contains no wetlands.

The swale supports a predominance of upland species. Dominant species include, Johnson grass
(Sorghum halepense, FACU), castor-bean (Ricinus communis, FACU), Bermuda grass (Cynodon
dactylon, FACU), and italian Rye grass (Festuca perennis, FAC). Other species include, bristly ox-
tongue (Helminthotheca echiodes, FACU) yard knotweed (Polygnomum aviculare, FACW), field
bindweed (Convolvulus arvensis, UPL), wild oats (Arena fatua, UPL), giant reed (Arundo donax,
FACW), and curly dock (Rumex crispus, FAC). The plants were examined at three data collection
points, with each one failing the basic dominance test. The prevalence index score from point 1 is
3.89, with soil point 2 scoring 3.59, and point 3 scoring 3.87. The scale is from 1 to 5 with scores
less than 3.0 indicating wetland vegetation; scores greater than 3.0 indicate uplands. That is why
the Corps found no Section 404 jurisdiction. Given that all three points failed both the basic
dominance test and the prevalence index, the site does not support hydrophytic vegetation and the
Corps concluded there was no section 404 jurisdiction.
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d)

f)

In addition, as to Hydrology, the swale exhibited one secondary indicator, drainage patterns (B10),
but because no other secondary or primary indicators were present, the site does not meet the
threshold for wetland hydrology.

Soils exhibited a chroma of 10/YR 2/1 and no redoximorphic features. No other hydric soil indicators
were present. Therefore the site does not exhibit hydric soils.

Therefore, the swale fails to meet each of the three criteria for a positive wetland determination. As
noted above, the swale does not exhibit the characteristics of a stream, therefore the swale is not
a streambed pursuant to section1602.

Would the project 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?

No Impact. The project site may be considered as disturbed habitat that contains no waters capable
of supporting migratory fish. The site is surrounded by suburban development and is not a part of
a migratory wildlife corridor. The property includes with a mix of small, medium and mature
eucalyptus and palm trees. The property is essentially an isolated island of disturbed vegetation
with little to no wildlife habitat value or connection to other large blocks of undisturbed native habitat
occurring in the area. This property is considered an in-fill parcel.

Would the project conflict with any local policies or ordinance protecting biological
resources, such as a tree preservation policy or ordinance?

Less than Significant Impact. The loss of 31 mature trees on the site would be replaced by the over
100 trees proposed as part of the project design, which is greater than the 1:1 ratio in conformance
with the City’s Grading Ordinance, and the project will be conditioned accordingly. There are no
protected trees (Oak Trees) located on the site. Because the project is located within an urban area
and along a commercial corridor, development of the site would not conflict with the provisions of
an adopted habitat conservation plan, National Community Conservation Plan (NCCP), other
approved local, regional, or state habitat conservation plan such as the County of San Diego
Multiple Species Conservation Program {(MSCP).

BIO-3 The project will result in the loss of 31 mature trees. The project design includes the
placement of over 100, which is greater than the 1:1 ratio required in the City's Grading
Ordinance.

Would the project 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 site is not located in any other natural community or habitat

conservation plan. Therefore, the project impacts would not be in conflict with adopted provisions
of an applicable plan.
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V.

CULTURAL RESOURCES

Would the project:

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
a) Cause a substantial adverse
change in the significance of a 0 0 O
historical resource as defined in §
15064.57
b) Cause a substantial adverse
change in the significance of an 0 O 0
archaeological resource pursuant to
§ 15064.57
c)Directly or indirectly destroy a unique 0 0 0

paleontological resource or site or
unique geological feature?

d) Disturb any human remains,
including those interred outside of 0 O O
formal cemeteries?

V. Cultural Resources Discussion

a)

b)

c)

Would the project cause a substantial adverse change in the significance of a historical
resource as defined in Section 15064.5?

No Impact. The EIR for the 2012 General Plan Update included two comprehensive historic
preservation surveys to identify significant resources found in the City. The project site does not
include historic buildings and is not listed as a significant historical site (Figure 4.5-1).

Would the project cause a substantial adverse change in the significance of an
archaeological resource pursuant to Section 15064.577?

Less than Significant Impact. The EIR for the 2012 General Plan Update did not identify any known
archaeological resource on the project site. The City’s Archeological Inventory does not identify
any known prehistoric resources in the vicinity of the project site.

Directly or indirectly destroy a unique paleontological resource or site or unique geologic
feature?

No Impact. The EIR for the 2012 General Plan Update concluded the rock formations in the project

area have no paleontological resource potential or as unique geologic features and there are no
rock outcroppings on the project site.
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d) Would the project disturb any human remains, including those interred outside of formal
cemeteries?

Less than Significant Impact. No human remains are known to exist on-site and therefore no
impacts are expected to occur. All requirements and protocols would be followed should human
remains be discovered during ground disturbance. Specifically, to comply with State Health and
Safety Code Section 7050.5, if human remains are encountered, the County Coroner must be
notified of the find immediately. No further disturbance would occur until the County Coroner has
made a determination of origin and disposition pursuant to Public Resources Code Section
5097.98. If the remains are determined to be prehistoric, the Coroner will notify the Native American
Heritage Commission (NAHC), which will determine and notify a Most Likely Descendant (MLD),
and must contact the City to facilitate coordination with the MLD on the respectful treatment and
disposition of remains.

VI GEOLOGY AND SOILS

Would the project:

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

a) Expose people or structures to
potential 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 O O a
other substantial evidence of a

known fault? Refer to Division of

Mines and Geology Special

Publication 42.

ii. Strong seismic ground shaking? g & 0

iii. Seismic-related ground failure, O 0 O

including liquefaction?

iv. Landslides? & O a
b) Result in substantial soil erosion or O O 0

the loss of topsoil?

¢)Be located on a geologic unit or soil
that is unstable, or that would
begome unstable asa result qf the 0 0 o
project, and potentially result in on-
or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?
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d) Belocated on expansive soil, as
defined in Table 18-1-B of the .
Uniform Building Code (1994), O | |
creating substantial risks to life or

property?

e) Have soils incapable of adequately
supporting the use of septic tanks or
alternative waste water disposal . O 0
systems where sewers are not
available for the disposal of waste

water?

VI. Geology and Soils Discussion

a) Would the project expose people or structures to potential substantial adverse effects,
including the risk of loss, injury or death involving:

i)

iii)

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.

No Impact. The project area is not within an Alquist-Priolo Earthquake Fault (Special
Studies) Zone and will not require a special site investigation by an Engineering Geologist.
The closest faults to the project site are associated with the Elsinore Fault system, located
approximately 15.5 miles from the project site. No active faults with the potential for surface
fault rupture are known to pass directly beneath the site. Therefore, the potential for surface
rupture due to faulting occurring beneath the site during the design life of the proposed
development is considered low. The proposed structures are determined to be in Seismic
Design Category D (Geotechnical Engineering Investigation, Salem Engineering Group,
inc., January 14, 2015, Appendix D). Thus, the project would have no impact related to the
rupture of a fault.

Strong seismic ground shaking?

Less than Significant Impact. The geotechnical report indicates that the project is neither
located in an Earthquake Fault Zone nor does the site contain soils or other geological
conditions that would result in strong seismic ground shaking.

Seismic-related ground failure, including liquefaction?

Less than Significant Impact. The General Plan Figure VI-9 indicates that the site is located
in a liquefaction Hazard Area. The soils on the project site consist predominately of clayey
silt/clay, clayey silt, sandy silt with varying amounts of clay, sandy silt/silty sand with varying
amounts of clay, silty sand with trace clay, and silty sand/sand. A seismic hazard, which
could cause damage to the proposed development during seismic shaking, is the post-
liquefaction settlement of the liquefied sands. The liquefaction analysis indicated that the
site soils had a moderate potential for liquefaction under seismic conditions and the total
liguefaction-induced settlement was calculated to be 1.33 inches and the differential
settlement is estimated to be 0.7 inches over 20 linear feet which should be within the
tolerable limits of the footings and is not significant. The project will be consistent with the
geotechnical investigation recommendations (Appendix D).
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b)

d)

iv) Landslides?

No Impact. There are no known landslides at the site, nor is the site in the path of any
known or potential landslides.

Would the project result in substantial soil erosion or the loss of topsoil?

Less than Significant Impact. The project would include demolition, grading, and construction
activities as well as landscaping. The project would implement best management practices during
construction and operation in compliance with regulations. Project impacts related to soil erosion
would be less than significant.

Would the project 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 offsite landslide, lateral
spreading, subsidence, liquefaction or collapse?

Less than Significant Impact. The site is not located in an area of known ground subsidence due to
the withdrawal of subsurface fluids. The potential for subsidence occurring at the site due to the
withdrawal of oil, gas, or water is considered remote. There are no known landslides on or near the
project site, and the site is not located in the path of any known landslides. The potential damage
to the proposed project due to landslides or slope instability is considered very low. In addition, the
on-site materials are not known to be prone to slope instability in properly engineered slopes. Due
to the relatively flat site topography, the potential for lateral spreading causing a catastrophic
collapse of the proposed structures is considered low (Appendix D). Impacts related to geology and
soils would be less than significant.

Would the project be Jocated on expansive soil, as defined in Table 1.8-1.-B 01 the Uniform
Building Code (1.994), creating substantial risks of life or property?

Less than Significant Impact. The onsite soil is slightly expansive and the project would include
excavation and re-compaction of soils consistent with the geotechnical investigation
recommendations (Appendix D). Thus, the project would have a less than significant impact related
to expansive soils.

Would the project have soils incapable of adequately supporting the use of septic tanks or
alternative waste water disposal systems where sewers are not available for the disposal of
waste water?

No Impact. The proposed project would have access to existing City wastewater infrastructure and
would not require the use of septic tanks or alternative wastewater disposal systems.
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Vil

GREENHOUSE GAS EMISSIONS

Would the project:

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

a) Generate greenhouse gas
emissions, either directly or indirectly, 0 0 O
that may have a significant impact on
the environment

b} Conflict with an applicable plan,
policy or regulation adopted for the 0 0 0
purpose of reducing the emissions of
greenhouse gases?

Vil. Greenhouse Gas Emissions Discussion

a)

b)

Would the project generate greenhouse gas emissions, either directly or indirectly, that may
have a significant impact on the environment?

Less than Significant Impact. The City of Escondido Greenhouse Gas Emissions adopted CEQA
Thresholds and Screening Tables, which determined that projects that generate less than 2,500
metric tons (MT) of carbon dioxide equivalent (CO2EQ) per year would not be considered
significant. The proposed project would generate Greenhouse Gas (GHG) emissions directly
through the burning of carbon-based fuels such as gasoline and natural gas as well as indirectly
through the use of electricity and water and from the anaerobic bacterial breakdown of organic solid
waste disposed into landfills. GHG emissions would be generated during construction of the project.
Once fully operational, the proposed project will emit approximately 1,250 MT of CO2EQ per year
which would not exceed the City’s established 2,500 MT screening threshold (Greenhouse Gas
Assessment, Mestre Greve Associates, February 13, 2015; Appendix E). Therefore, no mitigation
measures or further analysis is required.

Would the project conflict with an applicable plan, policy or regulation adopted for the
purpose of reducing the emissions of greenhouse gases?

Less than Significant Impact. As discussed above, the GHG emissions generated by the proposed
project would not exceed the City's 2,500 MT of C02e per year screening threshold. As the 2,500
MT of C02e per year threshold has been developed as part of Escondido’s Climate Action Plan (E-
CAP) development review process, the project would not interfere with implementation of the E-
CAP. Consequently, the implementation of the proposed project would not hinder the ability of the
State to achieve the AB 32 goal of achieving 1990 levels of GHG emissions by 2020.
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Vil HAZARDS AND HAZARDOUS MATERIALS

Would the project:

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

a) Create a significant hazard to the
public or the environment through the 0 O O
routine transport, use, or disposal of
hazardous materials?

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

¢) Emit hazardous emissions or
handle hazardous or acutely
hazardous materials substances, or 0 O O
waste with 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 g O O
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 O | 0
use airport, would the project result in
a 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 0 0 O
residing or working in the project
area?

g) Impair implementation of or
physically interfere with an adopted O O O
emergency response plan or
emergency evacuation plan?
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h) Expose people or structures to
significant risk of loss, injury or death
involving wildland fires, including 0 O O
where wildlands are adjacent to
urbanized areas or where residences
are intermixed with wildlands?

VIll. Hazards and Hazardous Materials Discussion

a) Would the project create a significant hazard to the public or the environment through the
routine transport, use, or disposal of hazardous materials?

Less than Significant Impact with Mitigation. The proposed project would include the development
of 112 multi-family residential units and includes neither industrial elements nor association with
the storage, handling, or transportation of hazardous materials. With the exception of occasional
refueling in a designated, protected area of the project construction area, no hazardous materials
will be on site.

The results of the Phase | Environmental Site Assessment (Advanced Environmental Concepts,
Inc., April 2014, Appendix G) identified one onsite recognized environmental condition (REC), no
controlled recognized environmental conditions, no onsite historical recognized environmental
conditions, and four offsite historical recognized environmental conditions. A review of the City of
Escondido Building Department files indicates a possibility that a nearby automotive fuel station
and/or possible prior onsite auto repair, tire repair shop, leaking transformer pad and/or potential
pesticide application may have contaminated portions of the subject property. Subsequent soil tests
indicated minor concentrations of extractable petroleum hydrocarbons below “actionable”
concentrations for residential properties, however, groundwater sampling indicated methyl tertiary
butyl ether (MTBE) concentrations above the EPA Maximum Contaminant Level (MCL) for drinking
water. Based on the depth to groundwater (approximately 15- feet bgs), it is likely that no contact
would be made with the contaminated groundwater, therefore, the onsite MTBE contamination will
not cause a human health risk to future site construction and/or occupation. The City of Escondido
provided a Negative Declaration for the Lumina Townhomes Project (ER 2005-43) for the project
site on May 30, 20086, indicating that the Lumina project would have a less than significant impact
to the environment and or public associated with hazards and hazardous materials.

The 2014 environmental site assessment concluded that the most likely source of the onsite MTBE
is from a prior leaking UST identified at the upgradient ARCO station approximately 300-feet east
of the target property and that the onsite contamination does not pose a risk to onsite human health
via an “indoor air" exposure pathway (Phase | Environmental Site Assessment, Advanced
Environmental Concepts, Inc., April 2014, Appendix G). Furthermore, MTBE is not a chemical of
concern for vapor migration risk. Also, benzene was not identified in soil and/or groundwater at the
subject property, therefore, there is no identified source for onsite vapor encroachment. However,
because of the identified presence of MTBE, institutional controls should be implemented during
construction to limit contact with the underlying MTBE contaminated groundwater and excavations
should be limited to the vadose zone and be monitored and if groundwater is encountered during
construction, be mitigated in coordination with the Department of Toxic Substances Control (DTSC)
and the San Diego Regional Water Quality Control Board (RWQCB). implementing mitigation
measures Haz-1 and Haz-2 will reduce risks associated with the detected concentrations of MTBE
to less than a significant level.

HAZ-1 The applicant shall record a deed restriction on the title for the project site that

prohibits the use of groundwater at the project site for any purpose including, without
limitation, any extraction of groundwater.
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b)

d)

e)

9)

h)

HAZ-2 In the event groundwater is encountered during construction, all construction
activities in that area will halt until groundwater has been sampled by a qualified
professional to determine the presence or absence of MTBE. If MTBE is present in excess
of established thresholds, the professional shall coordinate preparation of dewatering or
disposal plan with DTSC and the RQWCB.

Would the project 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?

Less than Significant Impact. The proposed project would include the development of 112 multi-
family residential units and upon project completion no significant hazards or releases of hazardous
materials would be expected of this land use. The project would have the potential of accidental
fuel and/or chemical spills during the grading and construction phases. The contractor would be
required to implement best management practices (BMPs) to reduce impacts of a potential spill,
such as implementing a Spill Prevention, Control, and Countermeasures (SPCC) Plan and
maintaining at the job site the applicable equipment and material designated in the SPCC Plan.
With these BMPs, potential impacts would be less than significant.

Would the proposed project emit hazardous emissions or handle hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school?

Less than Significant Impact. The project is within 0.8 miles of an existing school. See answer
Viil.a, above.

Would the project 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. The project is not located on a site which is included on a list of hazardous materials
sites compiled pursuant to Government Code section 65962.5

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 a safety hazard for people residing on working in the project area?

No Impact. The project site is not located within an airport land use plan is located outside the
sphere of influence for the McClellan-Palomar Airport, which is the nearest public airport.

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?

No Impact. The project is not located within the vicinity of a private airstrip. The nearest private
airstrip is located approximately 7.4 miles to the northeast at Lake Wohlford Resort.

Would the project impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan?

No Impact. The project is accessible over, and would neither alter nor impede, existing evacuation
routes shown in the General Plan Figure VI-1. Implementation of the emergency response plan
includes such precautions as avoiding construction in high-risk areas, proper landscaping in fire
prone areas, and designing development to withstand earthquakes and flooding.

Would the project 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 areas
where residences are intermixed with wildlands?
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No Impact. Figure VI-6 in the City’s General Plan rates the project site as moderate for wild fire
risk. There are no significant impacts given the existing regulations, policies, plans and guidelines
in the City's General Plan.

IX. HYDROLOGY AND WATER QUALITY

Would the project:

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
a) Violate any water quality standards
or waste discharge requirements? O O O

b) 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 0 O O
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 O O O
manner which would result in
substantial erosion or siltation on- or
off-site?

d) Substantially alter the existing
drainage patter of the site or area,
including through the alteration of the
course of a stream or river, or 0 O O
substantially increase the rate or
amount of surface runoff in a manner
which would result in flooding on- or
off-site?

e) Create or contribute runoff water
which would exceed the capacity of
existing or planned Stormwater O O O
drainage systems or provide
substantial additional sources of
polluted run-off?
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f) Otherwise substantially degrade
water quality? [ O O

g) Place housing within a 100-year
flood hazard area as mapped on a
federal Flood Hazard Boundary or O O |
Flood Insurance Rate Map or other
flood hazard delineation map?

h) Place with a 100-year flood hazard
area structures which would impede O O O
or direct flood flows?

i) Expose people or structures to a
significant risk of loss, injury, or death

involving flooding, including flooding O O 0
as a result of the failure of a levee or
a dam?

i) Inundation by seiche, tsunami, or O O O
mudflow?

IX. Hydrology and Water Quality Discussion

a)

b)

Would the project violate or conflict with any adopted water quality standards or waste
discharge requirements?

Less than Significant Impact. A Water Quality Technical Report (WQTR) was prepared by Roger
Chung, P.E. for the project (January 27, 2015, revised June 15, 2015, Appendix F). The project
site is undeveloped and covered mainly with a mix of small, medium and mature eucalyptus and
palm trees. The north half of the project drains from the northeast corner towards the southwesterly
direction. The south half of the project drains from the southeast corner towards the northwesterly
direction. Runoff off from this project site is conveyed by the reinforced concrete box (RCB) in
Centre City Parkway. In the post-project condition, the multi-family residential development will
consist of 6 buildings, a leasing office, fitness center, pool area and parking lots. Most of the site
will be impervious due to the buildings and parking lots with some pervious areas such as
landscaping. The elevations of the project site ranges from 649.1 feet (ft) to 646.7 ft from west to
east. Project construction would be required to comply with the San Diego Municipal Storm Water
Permit (Order No. 2001-01, NPDES), the project- specific Storm Water Pollution Prevention Plan
(SWPPP), and with the City of Escondido erosion control ordinances and policies. All bioretention
will occur offsite in the public right of way. The proposed bioretention plus cistern facilities design
complies with the current storm water quality standards that are required by the San Diego Regional
Water Quality Control Board and the City of Escondido. The bioretention plus cistern sizing
calculations are included in the WQTR.

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 drip to
a level which would not support existing land uses or planned uses for which permits have
been granted)?

No Impact. The project would not involve groundwater wells or pumping. The project would
increase the impervious surface area; however, the project is not anticipated to affect groundwater
recharge because the existing site condition does not have a large sump area that collects and
stores surface water for groundwater recharge.
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c)

d)

e)

g)

h)

Substantially alter the existing drainage pattern of the site or area, including through the
alteration of a watercourse or wetland, in a manner which would result in substantial erosion
or siltation on or off-site?

Less than Significant. No watercourse or wetland is present on the project site and no watercourse
or wetland is located off-site near the project. The existing general drainage pattern would remain
post-development, based on analysis provided in the project-specific WQTR (Appendix F). The
project does not propose the redirection of the flow. Most of the site will be impervious due to the
buildings and parking lots, with some pervious areas such as landscaping. On-site runoff will be
treated by the proposed nine cisterns that are located underneath the street and parking lots
throughout the project site, and the bioretention basin area, which is west of the project in the
Centre City Parkway right-of-way. The treated runoff will drain into the proposed 6.5W x 3’'H RCB
that runs through the middle of the project site from east to west. The proposed RCB will connect
to the existing Triple 8W x 4’'H RCB that runs across Centre City Parkway. Construction BMPs will
be in place during the grading.

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?

Less than Significant Impact. See response to IX c.

Create or contribute to runoff water, which would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted runoff?

Less than Significant Impact. See response to IX a.
Otherwise substantially degrade water quality?
No Impact. See answer iX a.

Would the project 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?

No Impact. According to Figure VI-7, 100 Year Flood Hazard Zones of the General Plan, the project
site is not located within a FEMA 100 Year Floodway or a 100 Year Floodpiain.

Would the project place structures or fill within 100-year flood hazard area, which would
impede or redirect flood flows?

No Impact. According to Figure VI-7, 100 Year Flood Hazard Zones of the General Plan, the project
site is not located within a FEMA 100 Year Floodway or a 100 Year Floodplain. No flows would be
impeded or redirected.

Would the project 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?

Less than significant Impact. The project site is located in an inundation zone according to Figure
VI-8 Dam Failure Inundation Area in the General Plan. A catastrophic dam failure at either of these
facilities would likely result in extensive downstream flooding of Escondido Creek. Regular county,
state, and federal inspections of the dams are conducted to minimize failure and flooding risks
would reduce any potential impacts to a level below significant.

127



V/j

Inundation by seiche, tsunami, or mudfiow.

No Impact. The project site is located over 14 miles away from the Pacific Ocean and out of range
for risk of tsunami. No bodies of water or waterflows are located near the site that would create
exposure to risk of seiche or mudflow.

X.

LAND USE PLANNING

Would the project:

Less than
Significant
Potentially with Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact
a) Physically divide an established community? 0 a a

b) Conflict with any applicable land use plan,
policy, or regulation of an agency with jurisdiction
over the project (including, but not limited to the 0 0 O
general pian, specific plan, local coastal program,
or zoning ordinance) adopted for the purpose of
avoiding or mitigating an environmental effect?

c¢) Conflict with any applicable habitat conservation 0 0 O
plan or natural community conservation plan?

X. Land Use Planning Discussion

a)

b)

Would the project physically divide an established community?

No Impact. Existing surrounding development includes commercial and multi-family attached and
detached housing. Therefore development of the multi-family condominiums will not divide the
established community or conflict with any applicable plan. The project’s construction would not
include any new land use barriers, preclude the development of surrounding parcels or
otherwise divide or disrupt the physical arrangement of the surrounding community since the
project is considered infill development. Adequate public facilities are available and water and
sewer service can be provided to the project with nominal extensions of nearby existing
facilities. Therefore, no impact would occur.

Would the project conflict with any applicable land use plan, policy, or regulation of an
agency with jurisdiction over the project (including but not limited to the general plan,
specific plan, local coastal program, or zoning ordinance) adopted for the purpose of
avoiding or mitigating an environmental effect?

Less than Significant Impact. The site is designated as part of the Centre City Urban District of
the Downtown Specific Plan. A Planned Development (PD) is required to implement the
proposed residential development as indicated in Figure 11-3 of the Downtown Specific Plan.
Per the General Plan (2012), the PD zone is intended to:

encourage the planned development of parcels sufficiently large to permit
comprehensive site planning and building design; to provide a more flexible
regulatory procedure by which the basic public purposes of the Escondido General
Plan and the Escondido Zoning Code may be accommodated; to encourage
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creative approaches to the use of land through variation in siting of buildings and
the appropriate mixing of several land uses, activities and dwelling types; to
enhance the appearance and livability of the community through encouragement
of creative approaches to the use of land and the design of facilities, etc.

The project is consistent with the Downtown Specific Plan policies and standards by providing
housing options in the downtown area, with building architecture that relates to the surroundings.
The project is proposing exceptions to the development standards through the PD process;
however, none of the exceptions will result in significant impacts.

The proposed open space is not consistent with the development standard of 300 square foot of
open space per unit but any impacts will be less than significant as the project will provide
interactive internal pedestrian experience with the contiguous open space and the resort pool,
barbeques and pet wash station. In addition to the common open space, the project will include 83
sf/ unit of private open space area, which is greater than the required 25 sf/ unit and includes patios
for ground floor units and balconies on the second and third floor units.

The proposed project would provide 209 parking spaces consisting of 62 garage spaces (10 will
have direct access to units), 47 covered car ports and 100 uncovered open spaces reserved for
the units. The ratio of covered to uncovered parking does not meet the Downtown Specific Plan
requirement of one covered space per unit as the property includes easement along the northern
property line, preventing the placement of carport structures. In addition, the length of the proposed
carport stalls will have the required 18 foot depth, however, the structure itself will only be 16 feet
deep, again due to the placement of easements. Any impacts will be less than significant because
the number of overall parking spaces and actual depth of the revised carport stalls are consistent
with the standards.

The front, rear and side setbacks are also reduced from those required in the Downtown Specific
Plan. In order to ensure that longer vehicles will not spill into the fire access lane, the project
converted the compact spaces fronting Buildings 3 and 4 into standard length parking stalls. In
order to achieve this, Building 3 is closer to the property line on the Centre City Parkway side to
accommodate the longer parking stall by 2'-0" thereby encroaching on the 14'-0" setback
requirement.

The project will also require a 2 foot car overhang into the setback, on the eastern boundary project
site, and an 18-inch encroachment into the setback on the northern boundary. The project includes
24 foot clear fire lanes on-site per the Fire Master Plan. The project includes a block wall around
the perimeter.

Conflict with any applicable habitat conservation plan or natural community conservation
plan?

Less than Significant Impact. The site is not located within an area designated for conservation and
does not include any native habitat covered by a natural community conservation plan or the draft
subarea plan for the City of Escondido. Thus, the project would have no impact related to habitat
conservation plan.
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X1 MINERAL RESOURCES

Would the project:

Less than
Significant
Potentially with Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

a) Resultin the loss of availability of a known
mineral resource that would be of value to the 0 O O
region and the residents

b} Result in the loss of availability of a locally-

important mineral resource recovery site O O O
delineated on a, local general plan, specific plan

or other land use plan?

XIl. Mineral Resources Discussion

a) Would the project 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?

No Impact. No known mineral deposits or mining sites, existing or past, are located on the project
site or in the vicinity of the project site (Figure 4.11-1 of the General Plan Update Environmental

Impact Report).

b) Would the project 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?

No Impact. See answer Xl.a above.

XI. NOISE
Would the project result in:
Less than
Potentially Significant with  Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact
a) Exposure of persons to or generation of
noise in levels in excess of standards
established in the local general plan or noise 0 ] X g
ordinance, or applicable standards of other
agencies?

b) Exposure of persons to or generation of
excessive ground-borne vibration or ground- O 0 X O
borne noise levels?
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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?

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
expose people residing or working in the
project area o excessive noise levels?

f) For a project within the vicinity of a private
airstrip, would the project expose people
residing or working in the project area to
excessive noise levels?

Xli. Noise Discussion

a) Would the project result in 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?

Less than Significant Impact. The existing General Plan Community Protection Element establishes
noise and land use compatibility standards and outlines goals and policies to achieve these
standards. New projects in the City are required to meet the Noise Compatibility Guidelines. An
interior and exterior noise evaluation was completed by Landrum & Brown (June 23, 2015,
Appendix H) and is summarized below.

Construction Noise

Construction of the project would generate noise. Noise associated with grading and construction
could potentially result in short-term noise impacts to adjacent residential properties. The City’s
General Plan EIR considered construction short-term noise impacts and concluded that compliance
with the City’s Noise Ordinance and the proposed General Plan policies would reduce the proposed
project’s impacts related to construction noise to less than significant level. The noise evaluation
considered the noise levels associated with the operation of the construction equipment expected
to be used on site range from about 75 decibels to 84 decibels at 50 feet from the source; however,
the nearest noise sensitive land use in located about 120 feet from the project site which reduces
the estimated noise values by approximately 8 dBA (Appendix H).

Assuming a worst case piece of construction equipment at 79 dBA, construction noise would have
the potential to exceed 71 dBA at the nearest noise sensitive land use. Therefore, construction
under the proposed project would not have the potential to exceed the 75 dBA hourly average noise
level limit. Grading and paving activities are expected to be conducted all over the project site,
therefore the equipment will spend a small percentage of the time being nearest to the residential
receivers. As a result, the average noise level at the nearest noise sensitive receiver will be less
than the 75 dBA hourly average standard.

The project will be conditioned to comply with the Noise Ordinance, which establishes limits on

construction noise generation to 75 average equivalent A-weighted decibels (dB(A) Leq), between
the hours of 7:00 a.m. and 6:00 p.m. on weekdays and between the hours of 9:00 a.m. and 5:00
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p.m. on Saturdays. Grading activities on Saturday will occur between 10:00 a.m. and 5:00 p.m. The
project would comply with the Noise Ordinance and construction noise impacts would be less than
significant.

Exterior Noise

The predominant noise affecting the site is due to vehicular traffic on Centre City Parkway and
Washington Avenue. The City’'s 60 dBA Community Noise Equivalent Level (CNEL) exterior noise
goal for multi-family project only applies to recreation areas. The nearest recreation area to the
centerline of Centre City Parkway is the pool area, which is approximately 235 feet away.
Accounting for the limited angle of sight from Center City Parkway to the pool area, and the distance
from the centerline of the roadway to the pool area, the unmitigated traffic noise level would be
about 55.5 CNEL. The results of the Federal Highway Administration ("FHWA”) Highway Traffic
Noise Prediction Model, analyzing representative cross-sections of the project determined noise
barriers will not be required (Appendix H). With the location and orientation of the buildings
themselves as shown on the current site plan, current and future exterior noise levels would
meet the City's Land Use Compatibility Guidelines and noise impacts are less than significant.

Interior Noise

CEQA is intended to protect the existing environment from impacts that would result from the
proposed project. CEQA does not consider impacts of the existing environment on a proposed
land use to be significant. However, the City of Escondido has established noise compatibility
standards for siting of new development. The project must comply with the City of Escondido
indoor noise standard of 45 CNEL. To meet the interior noise standard, the buildings must provide
sufficient outdoor to indoor building attenuation to reduce the noise to acceptable levels. The
outdoor to indoor noise reduction characteristics of a building are determined by combining the
transmission loss of each of the building elements that make up the building. Each unique building
element has a characteristic transmission loss. For residential units, the critical building elements
are the roof, walls, windows, doors, attic configuration and insulation. The total noise reduction
achieved is dependent upon the transmission loss of each element, and the surface area of that
element in relation to the total surface area of the room. Room absorption is the final factor used in
determining the total noise reduction.

Building surfaces in the project will be exposed {6 a maximum noise level of 69.1 CNEL, and
therefore, the rooms will require at least 24.1 dB noise reduction in order to meet the 45 CNEL
interior noise standard. Detailed engineering calculations are needed for building attenuation
requirements greater than 20 dB. Construction details presented below were taken from the
architectural drawings prepared for the project.

Roofs (Plan 3 Units) — At some areas, where there are lofts (Plan B3), the roofs are vented
attic space construction and incorporate concrete tiles on the exterior and minimum 1/2”
gypsum drywall on the interior surface of the living area. Attic spaces are insulated with
fiberglass insulation, and roofs are sloped. This roof/ceiling assembly was estimated to
achieve an exterior wall noise rating (EWNR) of at least 36.

Roofs (all other plans, including remaining lofts) — At most areas, the roofs are
insulated, flat, built up over plywood, with a minimum 1/2” gypsum drywall on the interior
surface of the living area. Parapets are used along the roof perimeter. This roof/ceiling
assembly was estimated to achieve a noise reduction rating of at least EWNR=42.

Walls - Exterior walls are wood stud construction with stucco exteriors and minimum 1/2”
gypsum drywall on the interior. All exterior walls include fiberglass insulation in the stud
cavities. The walls were estimated to achieve a noise reduction rating of at least
EWNR=40.
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b)

d)

Windows - The operable windows were estimated to achieve a noise reduction rating of
at least EWNR=24. (This is roughly equivalent to a noise reduction rating of STC=26). The
fixed windows were estimated to achieve a noise reduction rating of at least EWNR=28.
(This is roughly equivalent to a noise reduction rating of STC=31).

Based upon the construction details and the EWNR values, the exterior to interior noise reduction
was calculated for a number of rooms in the project. The data indicates that the worst case room
in the project (kitchen at Unit B3, Building 5) will be exposed to an exterior noise level of 67.6 dB.
The room will achieve an outdoor to indoor noise reduction of about 22.7 dB (Calculation
Spreadsheets attached to Appendix H). Therefore, the resulting interior noise level will be 44.9
CNEL. This meets the City’s required interior noise level of 45 CNEL or less. Therefore, all rooms
within the project are expected to meet the 45 CNEL interior noise standard without building
upgrades (Appendix H).

A significant land use compatibility impact would occur if the proposed project would expose new
residences to noise levels in excess of the noise compatibility standards. According to the noise
evaluation, current and future interior noise levels would not exceed 45 dBA (CNEL) in habitable
rooms at the new residential buildings with the incorporation of structural noise requirements,
including mechanical ventilation for when windows are closed. This meets the city and state criteria
of 45 CNEL indoors for habitable rooms with the appropriate construction features to conform to
interior noise levels below a CNEL of 45 dB in any room (windows closed condition).

Would the project result in exposure of persons to or generation of excessive ground-borne
vibration or ground-borne noise levels?

Less than Significant Impact. The project does not propose any uses that would generate ground-
borne vibration or noise. Noise impacts associated with construction activity would be temporary
and short term. Normal construction activities would not generate significant vibration. Ground-
borne vibration impacts would be less than significant.

Would the project result in a substantial permanent increase in ambient noise levels in the
project vicinity above levels existing without the project?

Less than Significant Impact. Proposed residential Jand use is not a significant noise generator.
Impacts would be less than significant.

Would the profect result in a substantial temporary or periodic increase in ambient noise
levels in the project vicinity above levels existing without the project?

Less than Significant Impact. A temporary increase in ambient noise levels would occur during the
grading and construction project phases. Refer to the analysis under Xll(a). Impacts would be less
than significant.

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 expose
people residing or working in the project area to excessive noise levels?

No Impact. The project site is not located within an airport land use plan and is located outside the
sphere of influence for the McClellan-Palomar Airport, which is the nearest public airport. The site
is not located within the vicinity of a private airstrip. The nearest private airstrip is located
approximately 7.4 to the northeast at Lake Wohlford Resort.

For a project within the vicinity of a private airstrip, would the project expose people residing
or working in the project area to excessive noise levels?

No Impact. See answer Xll.e above.

133



X, POPULATION AND HOUSING

Would the project:

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

a) Induce substantial population
growth in an area, either directly (for
example, by proposing new homes 0 0 0
and businesses) or indirectly (for
example, through extension of roads
or other infrastructure)?

b) Displace substantial numbers of
existing housing, necessitating the 0 0 0
construction of replacement housing
elsewhere?

c)Displace substantial numbers of
people, necessitating the O 0 0
construction of replacement housing
elsewhere?

XHI. Population and Housing Discussion:

a)

b)

c)

Would the project 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?

Less than Significant Impact. The project would build 112 multifamily condominium units, which
would incrementally increase the population in the immediate area by adding additional dwelling
units. The projected population increase of the project would be approximately 276 new residents,
assuming each unit would have one additional resident per number of bedrooms provided (i.e.,
2 residents for each one-bedroom unit, and 3 residents for each two-bedroom unit), which would
not be considered substantial. According to the City’s General Plan EIR, SANDAG forecasts that
the population in the City will increase o over 168,779 people by 2035. The increase associated
with the project would represent less than 0.1 percent of the projected growth. The project wouid
not indirectly induce substantial population growth. Access to the site would be provided from a
driveway on Centre City Parkway, with two emergency access driveways, one on Centre City
Parkway and the other on Washington Avenue. No other infrastructure is proposed aside from utility
improvements on the property that would tie into existing offsite municipal infrastructure.

Would the project displace substantial numbers of existing housing, necessitating the
construction of replacement housing infrastructure?

No Impact. The project site is currently vacant land. Therefore, no existing housing units would be
displaced.

Would the project displace substantial numbers of people, necessitating the construction
of replacement housing elsewhere?
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No Impact. The project site is currently vacant land. Therefore, no existing housing units would be
displaced.

XIV.  PUBLIC SERVICES

Less than
Significant
Potentially with Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact
a) Would the project 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 would cause
significant environmental impacts, in order to
maintain acceptable service rations, response
times or other performance objectives for an of
the public services:
Fire Protection? O [ X 0
Police protection? O 0 X 0
Schools? | 0 X (|
Parks? | | X |
Other public facilities? 1 O 0 =

XIV. Public Services Discussion:

a) Would the project result in substantial adverse physical impacts associated with the
provision of new or physically altered governmental facilities, need for new or physically
altered government facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable service rations, response times or
other performance objectives for any of the following public services?

i) Fire Protection

Less than Significant Impact. The project site is within the Rincon Del Diablo Fire Protection District
with services provided by the Escondido Fire Department. Fire Station #1 is the closest station,
approximately 0.5 miles from the site and located at 310 North Quince. The project would
incrementally increase the need for service in the area by adding 112 residential units. Consistent
with the Citywide Facilities Plan, this increase would be offset by the payment of Public Facilities
Fees paid at the time of building permit issuance. In addition, the project would be subject to fire
building plan fees and review to ensure the development is in compliance with access and safety
standards. No physical impacts to fire service facilities would occur as a resuit of project
implementation and impacts will be less than significant.

ii) Police Protection
Less than Significant Impact. The project would incrementally increase the need for additional
police service with the development of 112 residential units. Consistent with the Citywide Fagcilities

Plan, this incremental increase would be offset by the payment of Public Facilities Fees paid at the
time of building permit issuance. The Escondido Police Department will provide services from the
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building located at 1161 North Centre City Parkway. No physical impacts to police service facilities
would occur as a result of project implementation. Therefore, impacts to service level are
anticipated to be less than significant as a result of the proposed development.

iii) Schools

Less than Significant Impact. The site is within the Escondido Union School District and the
Escondido Union High School District. Implementing the project could result in a potential student
generation of school-aged children, however impacts would be less than significant. No physical
impacts to school facilities would occur as a result of project implementation. Pursuant to
Government Code Section 65995 et seq., new development is assessed fees by school districts to
offset demands for service, with limits on the assessment set by state law. The assessment is
divided by schools where their service areas overlap. The school fees are collected when building
permits are issued. In addition, as part of the initial study submittal requirements, the City of
Escondido requires letters from the school districts indicating their ability to provide school facilities
that can serve the project. These letters are included in Appendix J.

iv) Parks

Less than Significant Impact. The project would incrementally increase the demand on existing
park facilities. The project would be in conformance with Article 18B of Chapter 6 of the Escondido
Municipal Code, which establishes the public facility fees for the City of Escondido. This article
requires that all new residential or nonresidential development pay a fee for the purpose of assuring
that the public facility standards established by the City are met with respect to the additional needs
created by such development. Because the park portion of the development impact fee provides
for public park and recreation facilities required to support the population of the community at build
out and the project includes on-site recreation areas and facilities, the project impacts will be less
than significant.

v) Other public facilities

No Impact. Because the project would slightly increase the population in the area, there could be
a slight increase in demand for public services; however, the project would be in conformance with
Article 18B of Chapter 6 of the Escondido Municipal Code, which establishes the public facility fees
for the City of Escondido. The project would not impact public facilities.

XV. RECREATION

Less than
Potentially Significant with Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

a) Would the project increase the use of
existing neighborhood and regional parks or
other recreational facilities such that O O O
substantial physical deterioration of the
facility would occur or be accelerated?

b} Does the project include recreational
facilities or require the construction or
expansion of recreational facilities which O O 0
might have an adverse physical effect on the
environment?
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XV. Recreation Discussion:

a)

b)

Would the project increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial deterioration of the facility would occur or be
accelerated?

Less than Significant Impact. The project proposes the development of 112 multi-family
condominiums that would lead to an incremental increase on the use of public parks and
recreational facilities. Although the project proposes a reduction in the required open space per unit
in the Downtown Specific Plan, it also includes on-site private open space so impacts to these
facilities would not be substantial and potential impacts would be offset by the payment of Park and
Facilities Impact Fees paid upon issuance of building permits.

Does the project include recreational facilities or require the construction or expansion of
recreational facilities which might have an adverse physical effect on the environment?

Less than Significant Impact. The project would include recreational amenities on-site for the
residents, including a fitness center and pool. The project would not increase the demand for
recreational facilities off-site that would require the construction or expansion of existing
recreational facilities. Thus, the project would result in a less than significant impact to recreational
facilities.

XVI.  TRANSPORTATION AND TRAFFIC

Would the project:

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

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 O O O
transit and non-motorized travel and
relevant components of the
circulation system, inciuding 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 0 O O
measures, or other standards

established by the county congestion

management agency for designated
roads or highways?
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¢) 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} Resultin 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?

XVI.  Transportation and Traffic Discussion:

a) Would the project conflict with an adopted 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?

Less than Significant Impact. A project-specific Traffic Impact Analysis (TIA) was performed by
Pirzadeh Associates, Inc. to analyze the projects potential impacts on existing and future
Transportation and Traffic conditions in the project area (June 10, 2015, Appendix 1). The TIA
added the project trip generation to evaluate the performance level of the following intersections

and roadway segments:

Centre City Parkway at Mission Avenue
Centre City Parkway at Washington Avenue

Centre City Parkway

SR 78 EB Off-Ramp to Mission Avenue
Mission Avenue to Washington Avenue
Washington Avenue to Valley Parkway

Mission Avenue

Center City Parkway to Escondido Bouievard
Centre City Parkway to Quince Street

Washington Avenue

Centre City Parkway to Escondido Boulevard
Centre City Parkway to Quince Street

The project-specific approach and methodology is based on the City of Escondido’s published
significance criteria and includes the following scenarios to determine project traffic impacts at
intersections and along roadway segments.

a. Existing Condition (based on new traffic counts)

b. Existing + Project Traffic Condition



¢. Existing +Cumulative Projects Traffic Condition
d. Existing +Cumulative Projects + Project Traffic Condition

Level of service (LOS) is the term used to denote the different operating conditions which occur on a
given roadway segment or intersection under various traffic volume loads. Level of service designations
range from A to F, with LOS A representing the best operating conditions and LOS F representing the
worst operating conditions. The LOS is used to determine whether or not a project will have a significant
impact on an existing roadway or intersection based on local and/or regional thresholds called
significance criteria.

The following is a summary of the significance criteria that was utilized in the TIA. The table below
summarizes the amount of traffic which can be added to a LOS D/E/F location before a significant impact
is calculated in the City of Escondido.

TABLE 3: PROPOSED THRESHOLDS TO IDENTIFY SIGNIFICANT TRAFFIC IMPACT
(CITY OF ESCONDIDO)

Level of Service with Allowable Change due to Project Impact
Project Roadway Segments Intersections Delay
V/IC Speed (mph) (sec)
D, E, orF 0.02 1 2

* No Significant Impact occurs at areas in GP Downtown Specific Area that operates on LOS “D” or better.

* Mitigation measures should also be considered for any segment or intersection operating on LOS “F” subject to less
than significant impact.

*V: Volume *C: Capacity (use LOS “E”)

The Downtown Specific Plan has established the acceptable level of service for roadway segments
and intersections at LOS “E” in the downtown area. The EIR Traffic Study for the 2012 General
Plan found that the above listed roadway segments and intersections will all operate at acceptable
LOS at Horizon Year 2035. This finding was based on an analysis of impacts associated with the
assumed land uses and facility improvements as planned by the City.

The proposed project consists of 112 condominium units. This project is expected to generate 78
AM peak hour trips, 99 PM peak hour trips and 880 Average Daily Trips (ADT). The project site
will be served by a main access driveway off Centre City Parkway. The operation of this driveway
will be limited to right turns in and out only. Two additional driveways, one off Washington Avenue
and the other off Centre City Parkway, will allow emergency exit from the site.

As shown in Table 4 Street Segment Operations and Table 5, Intersection Operations, in order to
evaluate any potential near term impacts associated with the proposed project, the existing (Year
2011/2012) roadway segment and intersection volumes presented in the Traffic Study were
increased by 10 percent to account for a 2.5 percent annual growth for four (4) years to bring the
volumes to current (2015/2016) levels. This procedure is consistent with the methodology
presented in the EIR Traffic Study. The intersection data for the intersection of Mission Avenue and
Centre City Parkway is based on more recent information that was provided by the City of
Escondido. The same annual growth rate was applied to this intersection to bring the date to current
levels. The project trip generation was then added to these levels to evaluate the performance level
of identified roadway segments and intersections (see TIA, Pirzadeh & Associates, June 10, 2015,
Appendix |, Figures 2, 2A, 2B and 3, 3A, 3B).
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b)

c)

With the exception of one roadway segment, Centre City Parkway hetween SR78 and Mission
Avenue, all roadway segments and intersections will continue to operate at LOS “E” or better (Table
4 and 5, above). The segment of Centre City Parkway from SR-78 to Mission Avenue is operating
at LOS “F” with and without the project. However, the project's added volume fo capacity (V/C) ratio
to this segment is less than 0.01. As stated in the City of Escondido Traffic Impact Analysis
Guidelines, the threshold of significance for a facility with a LOS “F” is a V/C increase of 0.02.
Therefore the project's increase to the Centre City Parkway segment between Mission and SR-78
is not significant. Furthermore, the EIR Traffic Study Significance Criteria (Section 4.0, page 13)
states

Where LOS E/F street segment operations are calculated, a secondary
analysis of the adjacent intersections is conducted to determine the peak hour
operations at either end of the segment. The peak hour intersection analysis
is @ more complicated and robust calculation as compared to the simplistic
volume/capacity analysis required for street segments. If the adjacent
intersections demonstrate acceptable LOS D or better operations, then it is
determined that the street segment impact is in fact not significant, despite the
poor V/C calculations, since intersection operations are considered more
indicative of actual roadway system operations than street segment analysis.

The intersection of Centre City Parkway and Mission Avenue is projected to operate at LOS C, the
other end the segment at SR-78 operates without an intersection, and the northbound portion of
this segment of Center City Parkway has a third fane from Mission to SR-78 which provides further
capacity for the roadway. Therefore, consistent with the defined Significance Criteria, the impact
along this segment of Centre City Parkway is not significant, despite the poor V/C calculation.

The project impacts for Existing with Project Cumulative, which includes traffic generation for a
recently approved project, Center Point, are also identified in Tables 4 and 5. Additionally, the long
range project impacts were analyzed based on adding the project traffic generation to the Year
2035 conditions at the study intersections and along identified roadway segments. As shown in
Tables 4 and 5 the proposed project does not significantly, adversely impact any intersections and
roadway segments for these analysis scenarios and horizon years. Mitigation measure T-1
discussed below provides for paying a fair-share contribution to adding a third northbound lane to
Centre City Parkway from the intersection of Centre City Parkway and Mission Avenue to SR 78.

The project’s added volume to capacity (V/C) ratio to the segment of Centre City Parkway from SR-
78 to Mission Avenue, which is operating at LOS “F” with and without the project, is less than 0.01.
The following mitigation measure is included to mitigate the potential impacts:

MM T-1 Prior to the issuance of grading permits, the applicant shall pay a fair share
contribution to the satisfaction of the City Engineer for the addition of a third northbound
lane to Centre City Parkway from the intersection with Mission Avenue to the on-ramp to
SR 78

Would the project conflict with an adopted congestion management program, including, but
not [imited to level of service standards and travel demand measures or other standards
established by the appropriate congestion management agency for designated roads or
highways/

No Impact. See XVl.a., abhove.

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.

No Impact. This project does not include any activities associated with air traffic.
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d) Would the project substantially increase hazards due to a design feature (e.g., sharp curves
of dangerous intersections) or incompatible uses (e.g., farm equipment)?

Less than Significant Impact. The project design is consistent with standards as approved by City
staff and this multi-residential development does not result in hazards related to design features.

e) Would the project result in inadequate emergency access?

Less than Significant Impact. The project submitted a Fire Master Plan addressing on-site
emergency access and emergency access to or from the development; the project would require
approval prior to construction. Implementation of the Fire Master Plan will not prevent emergency
access on, to or from the site.

f) Would the project conflict with adopted policies, plans or programs regarding public transit,
bicycle, pedestrian facilities, or other alternate transportation or otherwise decrease the
performance of such safety facilities?

Less than Significant Impact. The project would not adversely affect any public transit, bicycle, or
pedestrian facilities. The project would retain the existing sidewalks along the perimeter and would
not alter any public transit or Centre City Parkway, which includes a Class [ Bike Lane in the City
of Escondido Bicycle Facilities Master Plan (2012b). Overall, the project would have no impact to
public transit, bicycle, or pedestrian facilities.

XVIl.  UTILITIES AND SERVICE SYSTEMS

Would the project:
Less than
Potentially  Significant with Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

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

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

¢) Require orresult in the construction of new
storm water drainage facilities or expansion of O O O
existing facilities, the construction of which
could cause significant environmental effects?

d) Have sufficient water supplies available to
serve the project from existing entitlements and 0 O O
resources, or are new or expanded
entitlements needed?
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e) Resultin a determination by the wastewater
treatment provider which serves or may serve
the project th_at it has gdequate capac?ty to 0 O O
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 O | O
project’s solid waste disposal needs?

g) Comply with federal, state, and local statutes

and regulations related to solid waste?

XVIL.

a)

b)

c

d)

Utilities and Service Systems Discussions.

Would the project exceed wastewater treatment requirements of the applicable Regional
Water quality Control Board?

Less than Significant Impact. The project would require adequate sewer and treatment services for
the proposed 112 multi-family residential units. These services would be provided by existing City
utility lines with approval by the City Engineer and in accordance with applicable Master Plans. The
project would have no additional wastewater treatment elements that could exceed Regional Water
Quality Control Board requirements.

Would the project require or result in the construction of new wafer or wastewafer treatment
facilities or expansion of existing facilities, the construction of which could cause
significant environmental effects.

Less than Significant Impact. The project would require adequate water supply for the proposed
112 multi-family residential units. These services would be provided by existing City water lines
with approval by the City Engineer. The proposed realignment of the existing 10" sewer main will
not be significant because the new alignment will continue to provide service to three existing active
laterals who receive service from the main line and the construction of the new 10-inch sewer main
can be completed without service disruption of the existing active sewer laterals.

Would the project require or result in the construction of new stormwater drainage facilities
or expansion of existing facilities, the construction of which could cause significant
environmental effects?

Less than Significant Impact. The project would incrementally increase the amount of surface runoff
as a result of additional pavement and hardscaped surfaces created by the development and road
improvements. The City has indicated that existing capacity is adequate to serve the project’s storm
water needs. The existing road drainage facilities are adequate to provide conveyance of increased
storm water flows due to the minor road improvements. The project will underground existing
surface channels with pipes and concrete culverts designed to meet the requirements of the city
drainage manual and guidelines. The new storm drain system will be reviewed and accepted for
maintenance by the City's Utility Department. Consequently, potential impacts would be less than
significant.

Would the project have sufficient water supplies available fo serve the project from existing
entitlements and resources, or are new or expanded entitlements needed?

Less than Significant Impact. According to the City of Escondido General Plan Figure 1lI-12, the
project is within the City of Escondido Utilities Department Water Service Area. Sufficient water

144



9)

supplies are available to serve the project from existing entitlements and resources. To ensure
adequate supply and service, the project would comply with all applicable design criteria of the City
of Escondido 2012 Water Master Plan. Further this project will comply with new emergency
regulations recently issued by the State of California regarding long term drought conditions within
the state.

Would the project 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?

Less than Significant Impact. The project's wastewater will be treated at the Hale Avenue Resource
Recovery Facility (HARRF) treatment plant. The City of Escondido General Plan Quality of Life
Standards establishes a service threshold and identifies the Wastewater Master Plan as the guiding
document for ensuring the adequacy of facilities to meet the demands of existing and future growth.
According to the General Plan, the project is within the Escondido Sewer Service Area boundary
(Figure 111-14) and is an existing sewer service area in the Escondido Wastewater Master Plan
(Figure 2-8). The project would create an incremental increased demand on sewer service systems
that would be offset by development impact fees including the Wastewater Connection Fee,
therefore impacts, if any, would be less than significant.

Would the project be served by a landfill with sufficient permitted capacity to accommodate
the projects solid waste disposal needs?

Less than Significant Impact. Escondido Disposal, Inc. would provide the project with solid waste
services. Solid waste would be taken to one of several transfer stations in the area and then
disposed of at the Sycamore landfill in Santee, California. According to the County of San Diego
Countywide Integrated Waste Management Plan, this landfill has sufficient capacity to
accommodate the project's solid waste.

Would the project comply with federal, state, and local statutes and regulations related to
solid waste?

No Impact. The project would produce solid waste associated with both the construction and
occupancy phases of the project. Both phases would implement required solid waste reduction
measures to reduce the amount of waste generated, reuse and/or recycle materials to the greatest
extent feasible, utilize materials made of post-consumer materials where possible, and dispose of
solid waste at an appropriate facility in compliance with all federal, state, and local statutes and
regulations.
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XVill. MANDATORY FINDINGS OF SIGNIFICANCE

Less than
Potentially Significant with  Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

a) Does the project 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, 0O 0 0
threaten to eliminate a plant or animal
community, reduce the number or restrict the
range of a rare or endangered piant 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 0 0 0

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)?

¢) Does the project have environmental effects
which will cause substantial adverse effects on O O ]
human beings, either directly or indirectly?

XVIill.  Mandatory Findings of Significance Discussion:

a) Does the project 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?

Less than Significant with Mitigation. Vegetation removal is scheduled to occur prior to January
1, if however, vegetation removal cannot be avoided between January 1 and September 1,
impiementation of BIO 1 will prior to project activities a qualified biologist will survey the project site
for prior to project activities to reduce the potentially significant impact to raptor or other nesting
birds to below significance. The project would have less than a significant impact to biological
resources with implementation of BIO 2 to mitigate for the loss of non-native grasses.

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)?

Less than Significant Impact. No impacts were identified as potentially cumulative. Incremental
increases in impacts to the environment (e.g., traffic, air, land use, public services) are within the
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thresholds set by the City’s General Plan and supporting planning documents. Implementation of
MM T-1 will reduce the cumulative impacts to below significance.

¢) Does the project have environmental effects which will cause substantial adverse effects on
human beings, either directly or indirectly?

Less than Significant Impacts. Potential significant impacts associated with construction
emissions and construction noise have been identified, however, implementation of AQ-1,
conditioning the project to use paint with a low VOC rating during construction, will reduce impacts
associated with painting emissions to below significance and conditioning the project to comply
with the City’s Noise Ordinance, which will reduce these potential adverse effects on human beings
to below significance. Implementation of HAZ-1 and HAZ-2 will reduce potential impacts associated
with the MBTE levels found in the groundwater to below significance. In addition, project activities
that have a potential to adversely affect human beings (e.g., potential for spill during construction)
would implement BMPs to ensure no impact would occur.
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/‘\ CITY OF ESCONDIDO
~ N\ PLANNING DIVISION
201 NORTH BROADWAY
C%SXW ESCONDIDO, CA 82025-2798
(760) 8394671

ACKNOWLEDGEMENT OF ENFORCEABLE COMMITMENT
Case No.: SUB 15-0003

The items listed on the attached Mitigation Monitoring Program constitute an
enforceable commitment in conformance with Section 21081.6(b) of the California
Environmental Quality Act (Public Resources Code Sections 21000-21178). The
applicant shall be required to provide, and comply with, all of the mitigation measures
listed herein. These mitigation measures also have been included as conditions of the
project approval.

oatlis Vet DAL OMJ}%

Date Applicant's Name (printed) Applicant’sts/idnature
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Escondido Inn ‘
420 W Washington Ave,
Escondido, CA 92025

|
PLANNING DIVISION

July 14, 2015

VIA OVERNIGHT DELIVERY AND EMAIL
bmartin@ei.escondido.ca.us

City of Escondido

Planning Division

201 North Broadway
Escondido, CA 92025-2798
Attn: Bill Martin, Planner

Re: Latitude II; Mitigated Negative Declaration dated June 24, 2015
Dear Mr. Martin:

As you know, we own the Escondido Inn (the “Inn”) and the land on which the Inn is situated,
located at 420 West Washington Avenue in Escondido. We are in receipt of the Mitigated
Negative Declaration (“MND?) for the Latitude II Condominium Project (the “Project”) dated
June 24, 2015, and the purpose of this letter is to comment on the proposals in the MND.

As you can see from the Aerial Site for the Project set forth on page 8 of the MND, the Inn will
become enveloped in the Project, and will be surrounded on 3 sides by the Project. The
developer of the Project plans to build “a 5'6" screen wall along all sides of the perimeter [of the
Project] made of Concrete Masonry Units” (see page 2, Section 7 (Project Description), first
paragraph). This will adversely impact the visibility of the Inn, making it impossible to see it
other than by vehicular traffic traveling in a southeasterly direction on Washington Avenue, at
the area immediately in front of the Inn.

Furthermore, the MND repeatedly states that the developer will plant over 100 trees in and
around the Project (see pages 3, 11 and 20), thereby creating a fortress around the Inn.

Upon completion of the Project, including construction of the perimeter wall, and particularly
upon maturation of the trees, the Inn will be a shrouded and encased building with very limited
visibility.

Before the trees are planted and during construction of the Project, the noise, dust, pollution and

pest infiltration in and around the Inn will be significant and will adversely affect the Inn’s
business. Upon completion of construction, the Project, with its 112 residential units, clubroom,
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Mr. Bill Martin

Re: Latitude II; Mitigated Negative Declaration dated June 24, 2015
July 14, 2015

Page 2

fitness facilities, pool, parking lots, 47 car ports, 100 parking spaces, barbeques, patios and
balconies, will essentially be a small city teaming with outdoor activity, traffic and noise, none of
which is conducive to a hotel business and the patrons’ sanctity, peace or quiet.

In addition, prior to our acquisition of the Inn, AT&T placed a Point of Service (POS) box on the
Project property that serves the Inn. This box and the accompanying telephone service are used
for faxing reservations and credit card processing and are absolutely critical to Inn operations. At
this time, we are uncertain as to whether the box can be relocated. The box is currently in the
approximate location shown on the attached site plan. If it is possible to relocate it, we will need
protections in place so that there is no interruption of service. If we are unable to relocate it, we
will need an easement for access for repair, maintenance and replacement.

Finally, the Inn is being forced to convey a triangular piece of property it owns which is
contiguous to other property recently purchased by the developer, in order for the developer to
construct and complete the Project as planned. This triangular piece juts into the perimeter of the
southwestern boundary of the Project, along Centre City Parkway (see attached map). We are
now having to incur significant attorneys’ fees to negotiate and prepare an agreement for the
transfer of this property to the developer, without any obligation for the developer to compensate
us for the expense, time and energy in negotiating and drafting the agreement. If we are unable to
reach an agreement as to the transfer and exchange of this triangular piece of property for an
equivalent property from the developer, we will need an easement within the Project so that we
can access the triangular piece, as this is where the Inn’s sign is located; it would be unsafe and
most likely prohibited to operate a truck and crane on Centre City Parkway in order to access the
sign for regular maintenance and repairs. The only accessible and safe location for the easement
is through the developer’s property. This easement will need to be recorded and must run with
the land.

The approval by the City, and the construction by the developer, of the Project essentially
constitute a taking, whereby we will be deprived of our property without any just compensation.

We have repeatedly attempted to propose an exchange of properties with the developer, whereby
we would give them our parcel of land on which the Inn is located and the triangular piece of
property in exchange for a parcel of property on the northwest corner of Centre City Parkway
and Washington Avenue. For the reasons set forth above, we do not believe that an inn is an
appropriate use for property which is contiguous to the Project. Therefore, we would like to use
this corner property for retail/restaurant use, which is much better suited and compatible with the
residential use and related facilities of the Project. Thus far, our proposal has been turned down
by the developer on a number of occasions over the past two and a half years, and instead, we
have been pressured to give up our triangular piece of property to them, without any sort of
compensation whatsoever. We believe that the addition of retail/restaurant use at this visible
intersection would not only benefit the Project, but would benefit and improve the appearance of
this area.

153



Mr. Bill Martin

Re: Latitude II; Mitigated Negative Declaration dated June 24, 2015
July 14, 2015

Page 3

We greatly appreciate your time and the Commission’s time in giving attention to our concerns
addressed in this letter and your anticipated guidance and input in resolving this situation in
order to obtain a better result for all parties, including all residents of Escondido.

y Yours,

irish T. Hagan for
Escondido Inn

GTH:jwj

cc: SEL
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