CITY of ESCONDIDO

PLANNING COMMISSION MEETING

July 11, 2023 at 7:00 PM
Council Chambers: 201 North Broadway, Escondido, CA 92025

WELCOME TO YOUR COMMISSION MEETING
We welcome your interest and involvement in the legislative process of Escondido. This agenda includes
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How TO WATCH
The City of Escondido provides one way to watch a Commission meeting:
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N

.
201 N. Broadway, Escondido, CA 92025
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The City of Escondido provides two ways to communicate with the Commission during a meeting:

In Person In Writing

Fill out Speaker Slip and Submit to City Clerk
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CITY of ESCONDIDO

PLANNING COMMISSION

TUESDAY, JULY 11, 2023

ASSISTANCE PROVIDED

If you need special assistance to participate in this meeting, please contact our ADA Coordinator at 760-839-4869.
Notification 48 hours prior to the meeting will enable to city to make reasonable arrangements to ensure
accessibility. Listening devices are available for the hearing impaired — please see the City Clerk.
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CITY of ESCONDIDO

PLANNING COMMISSION

TUESDAY, JULY 11, 2023

AGENDA

CALL TO ORDER

FLAG SALUTE

ROLL CALL

WRITTEN COMMUNICATIONS

Under state law, all items under Written Communications can have no action, and will be referred to the staff for
administrative action or scheduled on a subsequent agenda.

ORAL COMMUNICATIONS

Under state law, all items under Oral Communications can have no action, and will be referred to the staff for
administrative action or scheduled on a subsequent agenda.

This is the opportunity for members of the public to address the Commission on any item of business within the
jurisdiction of the Commission.

PUBLIC HEARINGS

Please limit your testimony to three minutes.

1.

PL23-0109/Downtown Specific Plan Text Amendment to Creekside Neighborhood District List of
Allowable Uses

REQUEST: A request to amend the land use matrix table of permitted and conditional uses (Figure II-2) of
the Downtown Specific Plan (DSP). The amendment consists of a text amendment to allow “All types of
eating establishments providing meal service from an on-site operating commercial-grade kitchen, and /
or dessert service from an on-site operating commercial-grade freezer / refrigerator facility with, or
without, incidental sale of alcohol (including micro-breweries and outdoor dining, but with no drive-
through), with no live amplified entertainment or dancing” as a permitted use within the Creekside
Neighborhood (CN) district of the DSP. The text amendment will only affect properties located on the
south side of Pennsylvania Avenue.

PROPERTY SIZE AND LOCATION: The .17-acre site is located on E Pennsylvania Avenue and is addressed at
341 Pennsylvania Avenue. (Assessor’s Parcel Number(s): 229-392-17-00)

APPLICANT: Carina Kennedy




CITY of ESCONDIDO

PLANNING COMMISSION

TUESDAY, JULY 11, 2023

CEQA RECOMMENDATION: Categorical Exemption — CEQA Guidelines Section 15061 (Common Sense
Exemption)

STAFF RECOMMENDATION: Recommend Approval
CITY COUNCIL HEARING REQUIRED: _X YES __NO
CURRENT BUSINESS
FUTURE AGENDA ITEMS
ORAL COMMUNICATIONS

Under state law, all items under Oral Communications can have no action, and will be referred to the staff for
administrative action or scheduled on a subsequent agenda.

This is the opportunity for members of the public to address the Commission on any item of business within the
jurisdiction of the Commission.

PLANNING COMMISSIONERS REPORT
CITY PLANNER'S REPORT
2. Tentative Future Agenda

ADJOURNMENT
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STAFF REPORT

DATE: July 11, 2023
PL23-0109 — Downtown Specific Plan Text Amendment

PROJECT NUMBER / PL23-0109/Downtown Specific Plan Text Amendment to Creekside Neighborhood
NAME: District List of Allowable Uses

REQUEST: A request to amend the land use matrix table of permitted and conditional uses (Figure II-2) of the
Downtown Specific Plan (DSP). The amendment consists of a text amendment to allow “All types of eating
establishments providing meal service from an on-site operating commercial-grade kitchen, and / or dessert service
from an on-site operating commercial-grade freezer / refrigerator facility with, or without, incidental sale of alcohol
(including micro-breweries and outdoor dining, but with no drive-through), with no live amplified entertainment or
dancing” as a permitted use within the Creekside Neighborhood (CN) district of the DSP. The text amendment will
only affect properties located on the south side of Pennsylvania Avenue.

PROPERTY SIZE AND LOCATION: The .17-acre site is APPLICANT: Carina Kennedy
located on E Pennsylvania Avenue and is addressed at

341 Pennsylvania Avenue. (Assessor’s Parcel Number(s):

229-392-17-00)

GENERAL PLAN / ZONING: Downtown Specific Plan (SPA  PRIMARY REPRESENTATIVE: Carina Kennedy (James
9) / Specific Plan Area (S-P) Coffee Co.)

DISCRETIONARY ACTIONS REQUESTED: Downtown Specific Plan Text Amendment

PREVIOUS ACTIONS: On March 22, 2023, the City Council authorized the intake of the application and a reduction
in fees for processing the application.

CEQA RECOMMENDATION: Categorical Exemption — CEQA Guidelines Section 15061 (Common Sense Exemption)
STAFF RECOMMENDATION: Recommend Approval

REQUESTED ACTION: Approve Planning Commission Resolution No. 2023-10

CITY COUNCIL HEARING REQUIRED: _X YES __NO

REPORT APPROVALS: Andrew Firestine, Director of Development Services

X Adam Finestone, City Planner
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BACKGROUND

The Downtown Specific Plan (DSP) was adopted on August 7%, 2013, by the City Council (PHG13-0018). The purpose
of the DSP is to envision Downtown Escondido as a dynamic, attractive, and economically vital city center.
Downtown is a pedestrian oriented environment meant to attract local and non-local visitors. Since its adoption,
the DSP has been amended several times to reflect changes in land use patterns, and to facilitate development of
the Downtown area.

SUMMARY OF REQUEST

Carina Kennedy (“Applicant”) has submitted a request to amend the list of permitted and conditional uses outlined
in Figure II-2 of the DSP. The text amendment consists of revising the table to allow for “All types of eating
establishments providing meal service from an on-site operating commercial-grade kitchen, and / or dessert service
from an on-site operating commercial-grade freezer / refrigerator facility with, or without, incidental sale of alcohol
(including micro-breweries and outdoor dining, but with no drive-through), with no live amplified entertainment or
dancing” within a portion of the Creekside Neighborhood (CN) district of the DSP (“Project”). This will allow for the
Applicant to apply for a license to sell alcohol from the State of California Department of Alcoholic Beverage Control.
The text amendment will only affect 12 properties located on the south side of Pennsylvania Avenue that are within
the CN district.

The subject property is located at 341 Pennsylvania Avenue and is bounded by North Juniper Street to the west and
North vy Street to east (see Attachment 1 for Location, General Plan land use designation, and zoning).

SUPPLEMENTAL DETAILS OF REQUEST
1. Property Size: .17 gross acres
PROJECT ANALYSIS
1. General Plan Conformance:
a. Land Use and Community Form:

The City’s 2012 General Plan land use designation for the project site is Specific Plan Area (SPA 9,
Downtown Specific Plan) which encompasses approximately 475 gross acres. The proposed Project
conforms to several policies outlined in SPA 9 Guiding Principles such as offering a dynamic,
attractive, economically vital center to residents and non-residents. The Project will provide
additional amenities to an area of the Downtown Specific Plan that currently lacks restaurant uses,
and is consistent with the vision outlined in the City’s 2012 General Plan.

b. Economic Prosperity

The Project is consistent with several policies outlined in the Economic Prosperity Element of the
City’s 2012 General Plan including:
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Small Business and Entrepreneurship Policy 3.2: Identify and remove obstacles to the formation and
expansion of local business, where appropriate.

The Project would allow a small business expand its current offerings to include the sale of alcoholic
beverages in conjunction with the coffee and pastries they already offer. This additional service
would allow for the business to expand its offerings and contribute to its success as a small business.

2. Zoning or Specific Plan Conformance:

The Project site is located within the Creekside Neighborhood (CN) of the Downtown Specific Plan
(DSP). As stated above, the purpose of the DSP is to facilitate an economically vibrant downtown
with a variety of services and business for locals and non-locals. The CN district encompasses
approximately 28 acres located in the northeast corner of the DSP, Pennsylvania and Washington
avenues (north/south) and Kalmia and Hickory streets (east/west). The area is in close proximity to
Downtown’s amenities, and would offer an additional service to those who live within the CN
district and surrounding area. Additionally, the proposed text amendment would affect only a small
number of parcels located on the south side of Pennsylvania Avenue, and would not affect the
entirety of the CN district.

ENVIRONMENTIAL ANALYSIS

California Environmental Quality Act (“CEQA”) Guideline’s list classes of projects that have been determined not to
have a significant effect on the environment and as a result are exempt from further environmental review under
CEQA. The Project qualifies for an exemption under CEQA Guidelines section 15061 (Common Sense Exemption) as
it can be seen with certainty that there is no possibility that the activity in question may have a significant effect on
the environment. The CEQA Notice of Exemption prepared for the Project is incorporated into this staff report by
this reference (see Attachment 2). The Notice of Exemption demonstrates that the Project qualifies for these
exemptions and will not have a significant effect on the environment.

PUBLIC INPUT

The project was noticed consistent with the requirements of both the Escondido Zoning Code and the State Law.
Staff has not received any correspondence from the public regarding the project as of the preparation of this report.

CONCLUSION AND RECOMMENDATION

Staff has found that the proposed project is consistent with the guiding principles identified in the Land Use and
Community Form Element and the Economic Prosperity Element of the Escondido General Plan, and the Downtown
Specific Plan.

Staff recommends that the Planning Commission adopt Resolution No. 2023-10, recommending approval of the
proposed Downtown Specific Plan Text Amendment as described in this staff report, as detailed in Exhibits “A” and
“B” of Resolution No. 2023-10. The draft Planning Commission Resolution No. 2023-10, including Exhibits “A” and
“B”, is included as Attachment 3 to this staff report.
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ATTACHMENTS
1. Location and General Plan Map
2. CEQA Notice of Exemption

3. Draft Planning Commission Resolution No. 2023-10 including Exhibits A and B
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Attachment 1

PL 23-0109

Item 1.
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PROPOSED PROJECT
PL 23-0109

GENERAL PLAN
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Attachment 2
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£ PLANNING DIVISION

ES ON DIDO 201 NORTH BROADWAY

City of Choice NS & ESCONDIDO, CA 92025-2798
760-839-4671

Notice of Exemption

To: Assessor/Recorder/County Clerk From: City of Escondido
Attn: Fish and Wildlife Notices Planning Division
1600 Pacific Hwy, Room 260 201 North Broadway
San Diego, CA 92101 Escondido, CA 92025
MS: A-33

Project Title/Case No: PL23-0109/Downtown Specific Plan Text Amendment

Project Location - Specific: The Project site is located at 341 Pennsylvania Avenue and is bounded by Juniper
Street to the west and lvy Street to the east. The Project would affect 12 properties south of Pennsylvania Avenue
bounded by Kalmia Street to the west and lvy Street to the east.

Project Location - City: Escondido Project Location - County: San Diego

Description of Project: A request to amend the land use matrix table of permitted and conditional uses (Figure IlI-
2) of the Downtown Specific Plan (DSP). The amendment consists of a text amendment to allow “All types of eating
establishments providing meal service from an on-site operating commercial-grade kitchen, and / or dessert service
from an on-site operating commercial-grade freezer / refrigerator facility with, or without, incidental sale of alcohol
(including micro-breweries and outdoor dining, but with no drive-through), with no live amplified entertainment or
dancing” as a permitted use within a portion of the Creekside Neighborhood (CN) district of the DSP. The text
amendment will only affect properties located on the south side of Pennsylvania Avenue.

Name of Public Agency Approving Project: City of Escondido
Name of Person or Agency Carrying Out Project:
Name: Carina Kennedy (James Coffee Co.)

Address: 341 Pennsylvania Avenue
Escondido, CA 92025 Telephone: 619-961-5805

X Private entity ~ [] School district ~ [] Local public Agency [] State agency  [] Other special district

Exempt Status: The project is categorically exempt pursuant to CEQA Guidelines section 15061 (Common Sense
Exemption) as it can be seen with certainty that there is no possibility that the activity in question may have a
significant effect on the environment.

Reasons why project is exempt: The project is a minor text amendment to a list of permitted uses within the CN
district of the DSP. The project does not require the construction of buildings for the newly permitted use. The type
of use being permitted through this project is subject to existing City policies and ordinances that would minimize
any impacts to the environment.

Lead Agency Contact Person: lvan Flores Area Code/Telephone/Extension: 760-839-4529

Signature:

Ivan Flores, AICP Date
Associate Planner

[] Signed by Lead Agency Date received for filing at OPR:
] Signed by Applicant

Updated: 6/17/2021
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Attachment 3

Planning Commission
Hearing Date: July 11, 2023
Effective Date: July 12, 2023

PLANNING COMMISSION RESOLUTION NO. 2023-10

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
ESCONDIDO, CALIFORNIA, RECOMMENDING CITY COUNCIL
APPROVAL OF A TEXT AMENDMENT TO THE DOWNTOWN SPECIFIC
PLAN TO ALLOW RESTAURANTS WITHIN A PORTION OF THE
CREEKSIDE NEIGHBORHOOD DISTRICT

APPLICANT: James Coffee Co. (Carina Kennedy)

CASE NO: PL23-0109

WHEREAS, Carina Kennedy (“Applicant”), filed a land use development application, Planning Case
No. PL23-0109 (“Application”), constituting a request for a text amendment to the list of permitted and
conditionally permitted uses identified in Figure 1I-2 of the Downtown Specific Plan (“Project”) to allow
for “all types of eating establishments providing meal service from an on-site operating commercial-grade
kitchen, and / or dessert service from an on-site operating commercial-grade freezer / refrigerator
facility with, or without, incidental sale of alcohol (including micro-breweries and outdoor dining, but
with no drive-through), with no live amplified entertainment or dancing” in the Creekside Neighborhood
(CN) district of the Specific Plan Area (S-P) Zone; and

WHEREAS, the request would expand land use allowances for a limited number of properties
within the CN district. WHEREAS, the Application was submitted to, and processed by, the Planning
Division of the Development Services Department in accordance with the rules and regulations of the

Escondido Zoning Code and the applicable procedures and time limits specified by the Permit Streamlining

Iltem 1.
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Act (Government Code section 65920 et seq.) and the California Environmental Quality Act (Public
Resources Code section 21000 et seq.) (“CEQA”); and
WHEREAS, pursuant to CEQA and the CEQA Guidelines (Title 14 of California Code of Regulations,
Section 15000 et. seq.), the City is the Lead Agency for the Project, as the public agency with the principal
responsibility for approving the proposed Project; and
WHEREAS, the Planning Division studied the Application, performed necessary investigations,
prepared a written report, and hereby recommends approval of the Project as depicted on the amended
Figure II-2 (Permitted and Conditional Uses) of the Downtown Specific Plan shown in Exhibit "A," which is
attached hereto and made a part hereof by this reference as though fully set forth herein; and
WHEREAS, City staff provided public notice of the application in accordance with City and State
public noticing requirements; and
WHEREAS, on July 11, 2023, the Planning Commission held a duly noticed public hearing as
prescribed by law, at which time the Planning Commission received and considered the reports and
recommendation of the Planning Division and gave all persons full opportunity to be heard and to present
evidence and testimony regarding the Project. Evidence was submitted to and considered by the Planning
Commission, including, without limitation:
a. Written information including plans, studies, written and graphical information, and other
material, submitted by the Applicant;
b. Oral testimony from City staff, interested parties, and the public;
c. The staff report, dated July 11, 2023, with its attachments as well as City staff’'s recommendation
on the Project, which is incorporated herein as though fully set forth herein; and

d. Additional information submitted during the public hearing; and

Iltem 1.
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WHEREAS, the public hearing before the Planning Commission was conducted in all respects as
required by the Escondido Municipal Code and the rules of this Planning Commission.
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of Escondido that:

1. The above recitations are true and correct.

2. The Planning Commission, in its independent judgment, has determined the Project to
be exempt from environmental review pursuant to CEQA Guidelines section 15061 (Common Sense
Exemption) as it can be seen with certainty that there is no possibility that the activity in question may
have a significant effect on the environment.

3. After consideration of all evidence presented, and studies and investigations made by
the Planning Commission and on its behalf, the Planning Commission makes the substantive findings and
determinations attached hereto as Exhibit “B,” relating to the information that has been considered. In
accordance with the Findings of Fact and the foregoing, the Planning Commission reached a
recommendation on the matter as hereinafter set forth.

4. The Application is hereby recommended for approval to the City Council.
BE IT FURTHER RESOLVED that, pursuant to Government Code section 66020(d)(1):

1. NOTICE IS HEREBY GIVEN that the Project is subject to dedications, reservations, and
exactions, as specified in the Conditions of Approval. The Project is subject to certain fees described in
the City of Escondido’s Development Fee Inventory on file in both the Community Development and Public
Works Departments. The Applicant shall be required to pay all development fees of the City then in effect
at the time and in such amounts as may prevail when building permits are issued. It is the City’s intent
that the costs representing future development’s share of public facilities and capital improvements be

imposed to ensure that new development pays the capital costs associated with growth. The Applicant is

advised to review the Planned Fee Updates portion of the web page, www.escondido.org, and regularly

Iltem 1.
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monitor and/or review fee-related information to plan for the costs associated with undertaking the
Project.

2. NOTICE IS FURTHER GIVEN that the 90-day period during which to protest the
imposition of any fee, dedication, reservation, or other exaction described in this Resolution begins on
the effective date of this Resolution, and any such protest must be in a manner that complies with

Government Code section 66020.

Iltem 1.
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PASSED, ADOPTED, AND APPROVED by a majority vote of the Planning Commission of the City of
Escondido, California, at a regular meeting held on the 11" day of July, 2023, by the following vote, to wit:

AYES: COMMISSIONERS:
NOES: COMMISSIONERS:
ABSTAINED: COMMISSIONERS:
ABSENT: COMMISSIONERS:

RICK PAUL, Chair
Escondido Planning Commission
ATTEST:

ADAM FINESTONE, Secretary of the
Escondido Planning Commission

| hereby certify that the foregoing Resolution was passed at the time and by the vote

above stated.

ALEX RANGEL, Minutes Clerk
Escondido Planning Commission

Decision may be appealed to City Council
pursuant to Zoning Code Section 33-1303

Iltem 1.
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Exhibit “A”

Amended Figure II-2 of Permitted and Conditional Uses

Iltem 1.

18




£-f 9beg

FIGURE II-2
PERMITTED AND CONDITIONAL USES

Item 1.

(Page 1 of 8)

LAND USE HD™ PV | CCU | GT M 5G| CN
RESIDENTIAL AND L ODGING {in accordance with Figure 11-3A)
Bed-and-breakfast establishments (subject to regulations of Article 32 of the Zoning Code) C C
Residential-care facilities C C
Hotels and Motels (subject to reguiations of Article 63 of the Zoning Code) C C G [ c3l
Residential above ground floor in specified areas, in conjunction with permittzd non-residential P Fa P P P P
use on ground floor (refer to Figure [1-3 for appropriate locations and housing types)
Residential, on ground floor in specified areas (refer to Figures [1-3 and |l-4 for appropriate locations P7, P8 | PB P9 Fa Fa Fa Fa B
and housing types)
Home Occupations (subject to requiations of Article 44 of the Zoning Code) F5 Fa F5 F5 P4 F5 P5
GENERAIL RETAIL
Mew merchandise sold in department stores, drugstores, pharmacies, and retail establishments
selling toys, flowers, gifts, stationery, jewelry, leather, apparel, shoes {including repair), china,
olassware, pottery, crafts, cigars, yardage goods, pets, hobbies, art supplies, automobile supply P12 P12 P12 P12 P12 P12 P12
stores (without installation), video sales and rental, music (including incidental recording, instruction
and instrument repair), books / magazines / newspapers, sporting goods, bicycles / cameras /
electronics / office business / small household appliance sales and service, and other similar retail
goods and incidental services NEC.
Automobile supply stores with incidental installation P F3

HOTES:
P = Pemmitted C = Gonditional Use Perrmit required

1 Under 3,000 squarefest

2 \Within Grand Avenue’s “retsil-core area” use is nof permitied on ground fioor facing Grand Awvenue unless located behind 5 solid wall, and such wal shall be located at lzast

25% of the building depth back from the front, with & rminimum of 25 fest of front retail depth, whichever is maone. Primary enfrance fo this use must be from the alley. No

signage facing Grand Avenue is parmitted.

Oniy pamnitted on Escondido Boulevard.

Cnly permitted within a muli-enant building, and shall not eccupy more than 307% of the gross floor area.

Cnly in conjunction with an approved residendal project.

Cnly permitted on Pennsyhania Avenus and the norh side of Valkey Parkway between Kalmia and by Sireets.

Mot alowed along Grand Avenue on ground floor wighin the “retsil core arsa®

Residental and mixed-use projects are permitied in specified areas, subject to 3 Planned Development approval in Aricle 18 of the Zoning Code

Mo residential uses permitied betwean YWoodward Avenus, VWashington Avenue, Escondide Boulevard and Broadway.

Mot afiowed along Grand Awenue on ground floor beteean Grand and adjacent alleys.

il Pemnitted on Local Historic Registerproperties.

12 Crive-through estsbishments shall be permitizd with a Conditional Use Permit, subject to the provisions in Article 18, Secfion 33-341

13 Prohibied on comer lots of the retsil core arsa.

14 Use Shall have a minimum budding floor area of 15,000 square feat

14150nly permithed on parcels south of Pennsyivania Avenus

X Exstng automobie deslerships are 3 non-conforming use. Conversion of these sites to a new and substantaly diferent use shall require plot plan review or a Condigonal
IUs2 Permit subject to the provisions in fhe Permitizd Use Mari:

- The use which conftains 3 dove-through faclity as 3 primary use shall be bocated on 3 site having minimum fromage of 100 feet on 3 Circulation Element Strest as indicated
in the City's General Plan. and must have a minirmun separation of 500 fest fram any ather business that operates 3 dive-through as a pimary use.

= 0 00 =] O 0N e D3
(=

DOWNTOWN DISTRICT§:

HD
PV

CCcu

GT
M

5G
CM

Historic Downtown

Park View

Centre City Urban
Gateway Transit
Mercado

Southern Gateway
Creekside Neighborhood

MNOTE: Should a confiict arise between this
matriz; and the land-use district text,
the land use district text discussion
shall take precedence in determining
the appropnateness of the land use.
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FIGURE II-2

PERMITTED AND CONDITIONAL USES ftem 1.
(Page 2 of 8)

LAND USE HD* PV | CCU GT M s5G" CN
GENERAL RETAIL {continued)
Bargain basement store
Carpet and floor covering and installations PG P P3 P
Consignment store (subject to Aricle 57 of the Zoning Code) C C C C
Large appliance sales P P P1 P3 P&
Home Furnishings with retail display (not including "mattress only", carpet, and discount F P P P P1 P3 P&
fumiture stores)
Hardware, paint, glass, tools, home improvement P P P1 P1, P3 PG
Medical equipment sales/rentals and supplies P7 P1 P3 PG
Cutdoaor vending machines P
FPawn shop (subject to Article 57 of the Zoning Code)
Secondhand store (subject to Article 57 of the Zoning Code)
Tobacco product store
Thrift shop (subject to Article 57 of the Zoning Code) Ci4

HOTES:
P = Permitted C = Conditicnal Use Permit required

[y

Under 3,000 squarafest
Wighin Grand Awenue's “retsil-core area” use is nof permitizd on ground floor facing Grand Avenue unless located behind 3 salid wall, and such wall shall be located at least

5% of the building depth back from the fror, with 3 mirimum of 25 fest of font retal depth, whichever is more. Primary entrance to this use must be from the alley. Mo
signage facing Grand Avenue is parmitted.
Cnily pemnitted an Escondido Baukevard.
Cnily permitied within a muli-enant building, and shall not occupy mare than 307 of the grass floor sres.
Cnly in conjunction with an approved residendal project.
Cnity permified on Pennsyhania Avenus and the north side of Valley Paroaay betwesn Kalmia and by Sireets.
Mot alowed along Grand Awenues on ground floor wighin the “retail core arza”
Residenial and mixed-use projects are permitted in specified areas, subject to 3 Planned Development aporowal in Aricke 18 of the Zoning Code.
Mo residential uses permitted between VWoodvard Avenue, VWashingion Awvenue, Escondide Boulevard and Broadway.
Mot alloweed along Grand Awvenus om ground floor between Grand and adjacent alleys.
Pemnitted on Local Historic Registerproperties.
Drive-through estsbishments shall be permitied with a Conditional Use Permit, subject to the provisions in Article 18, Secfion 33-341
Prohibited on cormer lots of the: retail core anea.
Us Shall have a minimum bulding floor area of 15,000 square fest

141 E0nly permitted on parcels south of Pennsyivania Avenus

Existing autormobie deslerships are 3 non-conformming use. Conversion of these sites to a new and substantialy diferent use shall require plot plan review or a Condifonal
Uz Permit subject to the provisions in fhe Permitied Use Matri:

The use which contains 3 dmwe-fhrough faciity a5 3 prmary use shall be boeated on 3 site having minimum fromage of 100 fest on 3 Circulation Element Street as indicated
in the City's General Flan, and must have a minirmum separation of 500 fest from any other business that operates 3 drive-through as a primary use.

DOWNTOWN DISTRICTS:

HD Historic Downtown

PV Park View

CCU  Centre City Urban

GT Gateway Transit

M Mercado

56 Southemn Gateway

CN Creekside Meighborhood

MNAOTE: Should a confiict arise between this

matric and the land-use district text,
the land use district text discussion
shall take precedence in determining
the appropriateness of the land use.
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FIGURE lI-2
PERMITTED AND CONDITIONAL USES
(Page 3 of 8)

Item 1.

LAND USE HD* | PV

CcCu

GT M SG* | CN

EATING AND DRINKING ESTABLISHMENTS

Al types of eating establishments providing meal service from an on-site operating commercial-grade
kitchen, and / or dessert service from an on-site operating commercial-grade freezer / refrigerator p P
facility with, or without, incidental sale of alcohol {including micro-breweries and outdoor dining, but
with no drive-through), with no live amplified entertainment or dancing

T
-y
h

P P |P3, P11

Eating establishment as drive-through businesses

c12=

C12=

Eating establishments (as defined above) with indoor amplified entertainment and/or dancing P F

Wine- and beer-tasting establishments (only with retail sales involving related merchandise that P
includes a significant portion of the sales area)

-

FOOD AND LIQUOR SALES (excluding convenience and package stores) C

Convenience markets, excluding package stores

General grocery stores exceeding 7,000 SF of sales area with, or without, alcohol sales P7

General grocery stores less than 7,000 SF and specialty foods, including imported andfor unique E
food products, produce, candy, baked goods, meat, etc., specialty liguor sales involving off-sale
unigue brands of beer, wing, and distilled spirits

m om0 |0

om0 3

Liquor stores, packaged (off-sale)

NOTES:
P = Permitted C = Conditional Use Permit required

[ I

IUnder 3,000 squarefest

Within Grand Awerue’s “retail-core area” use is not permitted on ground floor facing Grand Awenue unless located behind a sold wall, and such wall shall be located at lzast
25% of the buiding depth back from the front, with 3 minimwm of 25 feet of front retsil depth, whichever is more. Primary enfrance to this use must be from the aliey. Mo
signags facing Grand Avenue ispermitisd.

Cinly pesmnitied on Escondido Boulevard.

Oinly permitfed within & muiti-enant bulding. and shal not cocupy mane than 307G of the gross floor arsa.

Cindy in conjunchion with an approved residential project.

Oinly permiied on Pennsyhsnia Avenue and the north sade of WValley Parkway between Kaimia and iy Strests.

Mt allowed along Grand Avenue on ground fioor within the “retail cors area”

Residentisl snd mixed-use projects ars permitted in specified aress, subject io 3 Plarned Development approval in Arficle 18 of the Zoning Code.

Mo residendal uses pemmitted betwesn VWoodwerd Avenus, VWashington Averue, Escondido Boulevard and Broadway.

Mot allowsed along Grand Asenue on ground fioor between Grand and adjscent alleys.

Permitizd on Local Histan: Registerproperfies.

Dirve-frough establishrments shall be permitted with 8 Condifonal Use Pemnit, subject to the provisions in Article 16, Sectiion 33-341

Prohitited on comer lots of the retail core ares.

U= Shal have 3 mmnimurn building floor arsa of 15,000 square feet

Dy permitted on parcels south of Pennsyivania Awenus

Exi=ting autornobile deslerships are a non-conforming wse. Corversion of these sies to & new and substantislly dfferent use shall require plot plan review or 3 Gondtionsl
U= Permit subject to the prowisions in the Pemitted Uss Matm:

The use which contains a drive-throwgh fcility as 3 primary use shal be located on a site having minimum frontage of 100 fest on 3 Circulation Blement Street as indicated
in the City's General Plan, and must have a minsmum separation of 500 fest from any other business that operates a dive-through as a primary uss.

DOWNTOWN DISTRICTS:

HD
PV

Historic Downtown
Park View

CCU  Centre City Urban

GT
M

5G
CM

Gateway Transit
Mercado

Southern Gateway
Creekside Meighborhood

NOTE: Should a conflict arise between this

mafriz and the land-use district text,
the land use disfrict text discussion

shall take precedence in determining
the appropristeness of the land use.
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FIGURE II-2

PERMITTED AND CONDITIONAL USES Item 1.
(Page 4 of B)

LAND USE HD* | PV | CCU | GT M 5G* | CN
GENERAL OFFICE AND FINANCIAL SERVICES
Administrative, business and professional offices, employment agencies, secretarial services, o & E & & % 0
realtors/real estate offices and counseling services, fravel and ficket agencies
AT Kiosk P P P P P P P
AT Kiosk with drive-through C12 C12 C12 C12 C12 C12
Check cash / pay day
Financial institutions, banks, savings and loans™ P = = = P B P
Financial insiitutions, banks, savings and loans with drive-through c12 c12 C12 c12 Cc12 c12
Off-site sales and call centers P10 P PE
Shon-term political campaign offices with a maximum duration of six months P F F P F F P&
HEALTH AND PERSONAL SERVICES
Medical/dental/opticalfoffices, clinics and Iaboratories, licensed alternative health-care P2 P F P P P PG
establishments. day spas. excluding acupressure and massage establishments as primary uses.
Barber, beauty salons including cosmetology involving ear piercing, permanent eye and lip lining, P F P P P P3 Pa
excluding other body piercing, body art, and inking parlors
Tattoo parlor and body piercing® (subject to Chapter 17 of the Municipal Code)
Massage Establishments (permitted in centers pursuant to Article 38) P

NOTES:

P = Permitted C = Conditional Use Permit reguired

1
2

00 OO =] OO CR e G

14

Under 3,000 squarsfest.

Within Grand Awenue’s “retaibcors area” use is not permitted on ground fioor facing Grand Avenue unless located behind 3 solid wisll, and such wal shal be locatzd at
least 25% of the building depth back from the front, with & minimum of 25 feet of front retal dzpth, whichever iz more. Primary entrance to this use mustbe from the sley.

Mo sigrage facing Grand Awvenus is permitted.

Cinly permitied on EscondidoBoulevard,

Cinty permnitted within 3 muli-enant building, and shall not accupy more than 30% of the gross fioor area.

Cinty in conjunction with an approved residential project.

Cinty pemnitted on Pennsyivania fvenue and the north side of Valley Pafosy between Kalmia and vy Streets.

Naott allowed along Grand Avenus on ground flioor within the “retal cone apea”

Residential and mized-use projects are pemitied in specified areas, subject fo a Planned Dewelopment approval in Aticke 18 of the Zoning Code.
Mo residential uses permitied between Vioodward Averue, Washington Avenue, Escondido Boulevard and Broadwsy.

Mot allowed along Grand Avenus on ground floor betwesn Grand and adacent aleys.

Penmitted an Local Histonc Registerproperties.

Dirive-through establishments shall be permitted with 3 Conditional Use Permit, subject to the provizions in Articke 18, Section 33-341
Prohibited an comer kats of the: retail cone aresa.

Use Shall have a minirmun building fioor area of 15,000 squar=e feet.

14156 Only permitted on parcels south of Pennsyivania Avenus

Existing sutomobile dealerships are a non-confiorming use. Comwersion of these sites to a new and substantaly different use shall require plat plan review or a Conditional

Uis= Permnit subject to the provisions in the Permitted Use Maric

The use which contains a drive-through facility as a primany use shall be located on 3 site having minimurn frontage of 100 feet on a Circulation Elerment Strest as indicated

in the City's General Plan, and musthave 3 minimurn separation of 500 fieet from any other business that operates a drive-through 35 3 prmany uss.

DOWNTOWN DISTRICTS:

HD
PV

ccu

GT
M

5G
CN

Histeric Downtown

Park View

Centre City Urban
Gateway Transit
Mercado

Southern Gateway
Creekside Neighborhood

MOTE: Should & conflict arise between this
matriz and the land-use district text,
the land use district text discussion
shall take pracedence indetermining
the sppropriateness of the land use.
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FIGURE II-2 Item 1.

PERMITTED AND CONDITIONAL USES
(Page 5 of 8)

LAND USE HD* | PV | CCU | GT M SG* | CN

SPECIALTY SERVICES (includes similar ancillary uses NEC)

Animal services (indoor only) to include pet training, boarding, pet spas, pet day care and veterinary PT P P P P3 PG
clinics, excluding kennels

Photographic developing and photocopy services, watch and clock repair, locksmiths P P P P P P P&
Music recording/practice studios P2 P4 F F P P4 F1,6
Custom-furniture upholstery and repair P7 P3 PG
Picture framing shops P P4 P P P P3 PG
Postal services including parcel delivery (public/private) P2 P P P P P P
Cleaning and laundering services without on-site cleaning P7 P1 P1 P1 P1,4 | P1,5,6
Cleaning establishments and laundries, self-service or coin operated P10 P C P1,5,6
Mortuaries C10 C C C6
Tailars and dressmakers and alterations P2 P P P P F F5, 6

Private smokers lounge

ENTERTAINMENT, RECREATION AND CULTURAL

/-] 8beg

Dance facilities, pinball and electronic game arcades C C C
Athletic clubs, health studios, yoga, jazzercise, asrobics, Zumba and similar programs PT P P P P P3 PG
NOTES: DOWNTOWN DISTRICTS:
P = Permitted = = Conditional Use Permit requined . :
- HD Historic Downtown

1 kAol : : . : PV Park View
2 Within Grand Awvenuwe’s “retsilcore area”™ use is not permitted on ground ficor facing Grand Avenue unless located behind 3 sold wall, and such wal shal be located at i

a5t 25% of the building depth Eack from the front, vith 3 minimum of 25 fest of Bont retai depth, whichever is Mo PHmary entrance o this use must be from the slley. CCU  Centre City Urban

No sigrage facing Grand Avenue is permitted. 2
5 ol e dkado EvbmidkoBodeist GT Gateway Transit
4 Oy perrritted within & mubi-tenant building, and shall not occupy more than 20% of the gross fioor anea. M Mercado
i} Cnly in conjunction with an approved residential propect.
8 Cinty permnitted on Pennsylvania Avenue and the north side of \Valley Parfwey betwesn Kalmia and iy Streets. SG Suuihe_rn GHE?WE}'
7 Motallowed along Grand Avenue on ground foor within the “retsl cone area.” CHN Creekside Neighborhood
g Residential and rmided-use projects are permisied in specified areas, subject o a Planned Development spproval in Articke 18 of the Zoning Code.
g No residential uses parmitied beteeen Yioodward Avenue, Washington Awvenue, Escondido Boulevard and Broadwsy.
10 Noit aliovweed along Grand Awvenue on ground fioor betwesn Grand and adiacent aleys.
1 Permitted an Local Historic Registerproperties. MWOTE: Should & conflict anse between this
12 Drve-through estabishments shall bz permitted with 3 Conditional Use Permit, subject to the provisions in Articks 18, Section 33-341 mafriz and the land-use district text,

13 Prohibited on comer lots of the retall core area. the land use district text di i

18 L Shall have 3 rinirmum buiding Soor area of 15,000 equare fast b i e

1415 Onby permitied on parcels south of Pennsyivania Awvenus =l e p'TEE’EdE”DE N1 ChEIE TR

t Existing automobike dealerships are a non-conionming use. Conversien of these sites to 3 new and substantialy diffierent use shall reguire plot plan review or 3 Conditional the appropristeness of the land use.
Use Permit subject io the prowisions in the Permitted Use Matio

- Thez use which contains a drive-through faciity as a primarny use shall be located on a site having mnimum frontage of 100 feet on a Circulafion Elernent Strest as indicatzd
in the City's General Plan, and must have a minimurn separation of 500 feet from any other business that cperates a drive-through as a primary use. 23
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FIGURE II-2

PERMITTED AND CONDITIONAL USES Item 1.
(Page 6 of 8)

LAND USE HD* PV | CCU | GT M sSG" CN
ENTERTAINMENT AND RECREATION (continued)
Galleries and studios pertaining to artists, craft workers and photographers (including incidental
developing and printing), libraries, museums, etc., including incidental sale of merchandise pertaining P P F P F P e
to the primary use
Dance studios and schools P P F3 PG
Martial arts schools and training facilities F10 P3 PG
Entertainment establishments (including internet cafes) with incidental sale of food or alcohol C C C3 C6
(excluding incidental entertainment in restaurants)
Parks - general recreation F P F P
Roller-skating and bowling alleys and similar indoor arena sports
Swimming pools and schools PG
Theater, live and motion picture P P P
SOCIAL, PROFESSIONAL, RELIGIOUS ORGANIZATIONS
Churches, synagogues, temples, missions, religious reading rooms, and other religious activities (not CT C C C C C C
allowed within Grand Avenue “historic retail core area™
Social and professional organizations that conduct group and/or membership meetings on the c2 C C C C C C
premises, including political, veterans, civic, [abor,_charitable and similar organizations
Youth Organizations cC cC cC C C C
Weddings and Receptions C

NOTES:

P = Permitted C = Conditenal Us2 Pemmit reguired

1
2

P

W0 00 =] O N

Under 3,000 squarsfieet.

Within Grand Awsnue’s “retailbcors area” use is not permitied on ground fioor facing Grand Avenue unless located behind 3 sold waall, and such wall shal be located at
least 25% of the building depth back from the front, with 2 minimum of 25 fest of front retzl depth, whichever is more. Primany entrance to this use must be from the alley.
No signage facing Grand Awvenue is permitted.

Cnly permitied on EscondidoBoulevard,

Cinty perrritted within 3 muliFenant building, and shall not eccupy more than 30% of the gross fioor area

Cinly i conjunction with an approved residential project.

Cinly pemitted on Pennsyivania Avenue and the norh side of \slley Pafoway between Kalmia and hy Streets,

Nt alloveed aleng Grand Avenus on ground fioor within the “retal cone area.”

Residential and mixed-use projects e permitied in specified sreas, subject to a Planned Development approval in Ardce 18 of the Zoning Code.

No residential uses parmitied betesen Vioodward Avenue, Washington Avenue, Escondido Boulevard and Broadway:

Mot allowed alang Grand Avenus on ground fioor between Grand and adacent aleys.

Permitted on Local Histonc Registerproperties.

Dirive-throwgh establishments shall b= permitted with 3 Conditional Use Permit, subjsct to the prosisions in Article 18, Section 33-241

Prohibit=d an comer lats of the retal cona arsa.

Use Shall hawe a minirmum buiiding foor area of 15,000 square feet.

1415  Onby permitied on parcels south of Pennsylvania Averue

-

Euisting automobile dealerships are 3 non-confiorming use. Conwersicn of these sites to 3 new and substantaly different use shall require phot plan rewsew or @ Condifioral
Use Pemrit subject fo the provisions in the Permitted Lze Matio

The use which contains a drive-through faciity as a primary use shall be located on a site having minimum frontape of 100 feet on a Circulafion Elernent Strest as indicated
n the City's General Plan, and musthave 3 minimum separation of 500 feet from any ather business that operates a drive-through 3s 3 primarny use.

DOWNTOWN DISTRICTS:

HD Historic Downtown

PV Park View

ccu Centre City Urban

GT Gateway Transit

M Mercado

SG Southern Gateway

CN Creekside Neighborhood

MOTE: Should a conflict arise between this
mafriz and the land-use district text,
the land use district text discussion
shall take precadence indatemining
the sppropristeness of the land use.
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FIGURE II-2
PERMITTED AND CONDITIONAL USES

Item 1.
(Page 7 of B)
LAND USE HD™ PV | CCU | GT M SG* CN

EDUCATION
Educational facilities for adults C P C P P P [5]
Daycare facilities c10 C C C C C Ca
Schoolsz{primary education) C C C C C
Schools=(secondary education) CG C C C C C
COMMUNICATIOMNS {wireless facilities subject to Article 34)
Broadcasting (radio and/or television stations) C7 C C C P C [ 5]
Mewspaper printing and publishing C7 C1 C1 C1 C1 Ch
TRANSPORTATION AND MISCELLANEQUS SERVICES (subject to Article 57)
Boutique car sales
Car dealership, excluding car-rental services
Car-rental zervices, excluding maintenance and repair of vehicles C
Fleet Storage (as a primary use)
Fleet Storage (as an accessory use) P P F P P F P
Junkyard and wrecking yard
Parking lots (municipal) F P F F F F P
Parking lots (private full fee) C C C C C C C
Taxicab, trolley, shuttle and pedicab stands P F E F P P E
NOTES: DOWNTOWN DISTRICTS:
P = Permitted C = Conditional Use Permit reguined HD Historic Downtown
1 Under3000squarsfeet. . . . ; . PV Park View
2 \Within Grand Awenue’s “retsilcore ared” use is not permitied on ground fioor facing Grand Avenue unless located behind a solid wisll, and such wal shal be located at i

a5t 5% of the building depth back from the front, with 3 rinimum of 25 fest of St retal Gepth, whichever is More. PrTEny entrance 1o this use must be from the ey, CCU  Centre City Urban

M = facing Grand A iz permitted. :
5 aﬁ;ﬂﬁnﬁ’mﬁﬁ sl GT Gateway Transit
4 Cnlypemited within 3 muli-=nant buikiing, and shall not ccupy more than 20% of the gross floor area. M Mercado
T Calymincionedl anepeed 1l pig L . . 5G Southern Gateway
i Oy pemitted on Pen Auen th side of Walley P betwaen Kal d hyy Strests. : .
7 thlaﬁned ah?; Gmmie unr;:jﬁ nni"&?.-n el i g CM Creekside Neighborhood
g Residential and mixed-use projects are permisied in specified areas, subject o a Planned Development spproval in Articke 18 of the Zoning Code.
g Mo residantial uses permitied betwesn Yioodward Avere, Washingion Avenus, Escondido Boulevard and Broadway.
10 Not alloweed along Grand Awenus on ground fioor betwesn Grand and adacent aleys.
" Permitted an Local Histoic Registerproperies. MNOTE: Should a conflict arise between this
12 Drive-through establishments shall b= permitted with 3 Conditional Use Permit, subjsct to the prosisions in Articke 18, Section 33-341 mafiriz and the land-use district text,
13 F'rd1Ehedu:}n mEbeufme rgmilcu'earea. the land use district text discussion
14 __Use Shall have a minimum buiding foor ares of 15.000 square feet shall take precedence in determining
1415 Only permitied on parcels south of Pennsylvania Avers R
* Existing automokile dealersnips are @ ner-confenming use, Conversion of these sies to 3 new and substansally different use shall reguire plot plsn review or 8 Conditioral the sppropristenass of the land use. 25

Use Pemit subject to the provisions in the Permitted Use Matrbc

£

The use which contains a drive-fhrough facility as a primary use shall be located on a site having minimuwm frontage of 100 feet on a Circulafion Elernent Stresf as indicated
in the City'= General Plan, and musthave s minimum separation of 500 feet from any other business that operates a drive-through 35 3 prmarny use.
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FIGURE II-2

PERMITTED AND CONDITIONAL USES

(Page 8 of B)

Iltem 1.

LAND USE

HD*

PV

CCU | GT

5G*

CN

TRANSPORTATION AND MISCELLANEOUS SERVICES (subject to Article 57) (continued)

Tow yard storage

Tow truck operation incidental to repair

FiC

F/C

Tractor or heavy truck sales, storage, or rental

Transit stations including maintenance and repair

Vehicle repair (light)

Vehicle repair (general or commercial)

Seasonal sales not exceeding 30 days, (including pumpkin, Christmas tree and wreath sales
between October 1 and December 31, both dates inclusive, to the extent permitted by other statutory
and ordinance provisions). Structures and materials used for seasonal sales shall be removed from
the premises immediately after December 31 and the property shall be restored to a neat condition

Miscellaneous Government Operations that do not provide direct contact with the public

C C

C

C

NOTES:
P = Permitted C = Conditional Use Permit reguired
1 Under 3,000 squansfiest

2 Within Grand Awenue’s retsilcore area” use is nof permitted on ground flioor facing Grand Avenue unless located behind 3 solid wall, and such wall shal be located at
least 25% of the building depth back from the front, with & minimum of 25 fest of front retal depth, whichever is more. Primary entrance 1o this use must be from fhe alley.

Mo signage facing Grand Awvenus is permitted,
3 Cnly pemmitted on EscondidoBoulevard.
4 Cinly pemnitted within 3 multenant building, and shall not occupy more than 30% of the gross floor area
] Cinly in conjunction with an approved residential project.
a Cinly permnitted on Pennsyivania fvenue and the north side of Walley Paroney between Kalmi@ and hy Streets.
7 Not aliowed along Grand Awvenue on ground fioor within the “retall cone area.”
] Residentisl and mixed-use projects are permitied in specified areas, subject o a Flanned Development spproval in Articks 18 of the Zoning Code.
g Mo residential uses permitied beteen Yioodward Avenue, Washington Avenue, Escondido Boulevard and Broadweay.
10 Notaliowed akong Grand Asvenue on ground fioor betwesn Grand and adacent aleys.
b Pemmitted an Local Histonc Registerproperties.
12 Drive-through establishments shall b= permitted with 3 Conditional Use Permit, subject to the provisions in Article 15, Section 33-341
13 Prohibiied on comer lots of the retail core area.
14 Use Shallhave a minirmum buiding Sioor anea of 15,000 squars feet.
1415 Only permitted on pancels south of Pennsyivania Averus

. Euisting automobile dealerships are & non-confiorming use. Conversion of these sites to a new and substantally different use shall reguire plot plan review or a Conditional

LUls= Permnit subject to the provisions in the Permitted Use Maric

= The use which comtains 3 drive-through facility as a primary use shall bz located on 3 site having minimum frontage of 100 fieet on a Circulafion Elernent Strest as indicated

in the City'= General Plan, and musthave 3 minimumn separation of 500 fiest from any other business that operates & drive-through 35 3 prmany use.

DOWNTOWN DISTRICTS:

HD
PV
ccu
GT
M
S5G
CN

Historic Downtown
Park View
Centre City Urban

Gateway Transit

Mercado
Southern Gateway

Creekside MNeighborhood

MOTE: Should & conflict arise between this
mafriz and the land-use district text,
the land use district text discussion
shall take precedence in determining
the appropriateness of the land use.
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EXHIBIT “B”

PLANNING CASE NO. PL23-0109

FACTORS TO BE CONSIDERED / FINDINGS OF FACT

Environmental Determinations:

1. Pursuant to the California Environmental Quality Act (Public Resources Code section 21000
et. seq.) (“CEQA”), and its implementing regulations (14 C.C.R. § 15000 et seq.) (“‘CEQA
Guidelines”), the City of Escondido (“City”) is the Lead Agency for the project (“Project’), as
the public agency with the principal responsibility for approving the Project.

2. The Project qualifies for an exemption from further environmental review pursuant to CEQA
Guidelines section 15061 (Common Sense Exemption) because it can be seen with certainty
that there is no possibility that the activity in question may have a significant effect on the
environment.

The Project also does not trigger any exceptions to the categorical exemption as listed in
CEQA Guidelines section 15300.2.

3. The Planning Commission has independently considered the full administrative record before
it, which includes but is not limited to the July 11, 2023 Planning Commission Staff Report;
testimony by staff and the public; and other materials and evidence submitted or provided to
it. The administrative record demonstrates that each of the above requirements have been
satisfied. No substantial evidence has been submitted that would support a finding that any
of the above-described exemption requirements has not been satisfied. The Project will not
have a significant effect on the environment, and all of the requirements of CEQA have been
met.

Amendments and Zone Changes (Section 33-1263)

1. That the public health, safety and welfare will not be adversely affected by the proposed
change;

The Project includes a text amendment to the Downtown Specific Plan (DSP) to allow restaurants,
with or without alcohol sales, within a portion of the Creekside Neighborhood (CN) district. The
Project would only affect the 12 properties, on the south side of Pennsylvania Avenue, which
consist of mostly non-residential uses. The Project would not encroach into the residential

Iltem 1.
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properties that fall within the CN district. The proposed amendment would not adversely affect
the public health, safety, and welfare.

2. That the property involved is suitable for the uses permitted by the proposed zone;

The Project would amend the DSP to allow restaurants with or without alcohol sales in a portion
of the CN district. The proposed amendment would affect a total of 12 properties south of
Pennsylvania Avenue which consist of several parking lots and nonresidential uses mainly
consisting of commercial businesses. Given the commercial buildout of the area, the affected
properties would suitable for the newly permitted use.

3. That the uses permitted by the proposed zone would not be detrimental to surrounding
properties;

The Project would allow a newly permitted use within the CN district, and does not include a zone
change. The Project would amend the DSP to allow restaurants with or without alcohol sales in
the CN district.

4. That the proposed change is consistent with the adopted general plan;

The Project does not include a zone change and consist of text amendment to the DSP. The text
amendment would amend the list of permitted and conditionally permitted uses within the CN
district of the DSP. The proposed amendment would be consistent with several General Plan
policies as discussed in the staff report.

5. That the proposed change of zone does not establish a residential density below seventy (70)
percent of the maximum permitted density of any lot or parcel of land previously zoned R-3,
R-4, or R-5 unless the exceptions regarding dwelling unit density can be made pursuant to
the provisions set forth in Article 6;

The Project is to amend the list of permitted and conditionally permitted uses of the CN district
within the DSP. The Project does not include a residential component.

6. That the relationship of the proposed change is applicable to specific plans.

The Project is to amend the list of permitted and conditionally permitted uses in the CN district of
the DSP. The propose change will be applicable only to 12 properties south of Pennsylvania
Avenue within the DSP.

Downtown Specific Plan Strateqic Goals (Chapter 1 Section C)

Amendments to the Downtown Specific Plan shall be reviewed against the Downtown SPA
Strategic Goals:

7. An economically viable Downtown with an appropriate mix of retail, office, residential,
entertainment and cultural uses.

Iltem 1.
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10.

11.

12.

13.

The Project would allow for an expansion of an existing business to offer additional amenities
including the sale of alcohol for on-site consumption. The expansion would allow for new
businesses such as restaurants to operate in an area that would serve as a connector
between residential uses to the north and commercial uses on Grand Avenue to the south.

A local and regional destination for specialty shopping, dining, nightlife, employment, culture,
and the arts.

The Project would offer an additional amenity to residents that reside within the CN district of
the DSP. The Project is adjacent to residential uses to the north, and further to the west. The
Project would expand the business’s current offerings, and will result in additional employment
opportunities. Additionally, new businesses may be attracted to this area of the DSP that
previously did not allow restaurant uses.

A vibrant and exciting environment with land uses that foster an “18-hour” atmosphere, in
addition to areas that provide mixed use, office employment and high-density residential
opportunities.

The Project would allow for non-residential uses such as restaurants that will foster a “18-
hour” atmosphere in the DSP, adjacent to high-density residential.

Development and signage that strengthen the character of Downtown and are architecturally
compatible with the existing urban fabric.

The Project does not include any signage, and is to amend the list of permitted and
conditionally permitted uses within a portion of the CN district of the DSP. Any proposed
signage would be evaluated against the established signage regulations outlined within the
DSP. Additionally, no new development is proposed.

Street level and human-scale design elements in new and remodeled developments that
improve pedestrian orientation.

The Project does not include any new or remodeled developments as it is limited to a text
amendment to the list of permitted and conditionally permitted uses in the CN district of the
DSP.

Preserved historically significant sites and structures that enhance the character of
Downtown.

The Project consist of a text amendment to allow restaurant uses, with or without alcohol, in
the CN district of the DSP. No impacts to historically significant sites and structures from the
Project are anticipated.

Pedestrian-oriented, ground-floor, specialty retail and restaurant use on Grand Avenue that
reinforce and expand its unique character.

Iltem 1.
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14.

15.

16.

17.

The Project consist of a text amendment to allow restaurant uses, with or without alcohol, in
the CN district of the DSP. The Project would only affect 12 properties, on the south side of
Pennsylvania Avenue that fall within the CN district, and are approximately two blocks north
of Grand Avenue. The Project would allow the affected properties to serve as a connector to
the specialty retail and restaurant uses on Grand Avenue.

Higher residential densities in key locations that support Downtown non-residential uses.

The Project consist of a text amendment to allow additional non-residential uses adjacent to
higher density residential areas. The residential areas would be able to support the
expanded non-residential uses in the CN district.

A pedestrian environment that provides connections, convenient access and opportunities for
alternative modes of transportation.

The Project consist of a text amendment to allow restaurants, with or without alcohol sales, in
an area of the DSP that currently lacks a significant pedestrian environment. The Project
would allow uses that activate the street through active uses such as restaurants and outdoor
dining. This would provide an additional opportunity to enhance the pedestrian environment.

Embellished landscaping, public art, comfortable street furniture and décor that improves
walkability and pedestrian connections.

The Project consist of a text amendment to allow restaurants, with or without alcohol sales,
within the CN District. No improvements are proposed at this time.

Maximized parking opportunities.

The Project consist of a text amendment to allow restaurants, with or without alcohol sales,
within the CN district. The Project would affect 12 properties south of Pennsylvania Avenue,
and is north of the Vehicle Parking Districts. The patrons of the existing and future businesses
would be able to utilize parking opportunities on Grand Avenue and the surrounding public
streets.

Iltem 1.
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CITY of ESCONDIDO

STAFF REPORT

Item 2.

Agenda ltem No. 2
July 11, 2023
Tentative Future Agenda Items

DATE: July 11, 2023
TO: Planning Commissioners
FROM: Adam Finestone, City Planner

SUBJECT:  Tentative Future Agenda Items

The items listed below are anticipated to be brought to the Planning Commission for
consideration, discussion, and/or recommendation to the City Council over the next several
months. Because there are factors out of City staff's control, this list is subject to change. The
intent is to provide visibility regarding projects that the Commission should expect to see in the
near future. (Items are listed in no particular order.)

Additionally, these items shall not be considered to be agenda items for this meeting so no
discussion is permitted other than clarification of what the item is.

Private Development Projects:
- Bear Valley Parkway Wireless Facility
- Christ Community Reform Church (additional classroom space)
- In-n-Out / Coffee Bean & Tea Leaf
- Goal Line Energy (battery storage facility)
- Vermont Street Apartments (Plot Plan modification)

Policy Work:
- Sign Ordinance Update

- Environmental Justice Element — Policy Language Discussion
- Short-Term Rental Ordinance
- General Plan Amendment — EVSP Follow-Up

Informational Presentations:
- Community Facilities Districts
- North County Mall
- Comprehensive Economic Development Strategy
- California Environmental Quality Act
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