= CITY OF ESCONDIDO
~ \ PLANNING DIVISION

Es NQIDO 201 NORTH BROADWAY
G*Y“CIK — ESCONDIDO, CA 92025-2798

(760) 839-4671

NOTICE OF INTENT TO ADOPT A
MITIGATED NEGATIVE DECLARATION FOR

“Escondido Assisted Living”
City File No. ENV 17-0007 and PHG 17-0025

BACKGROUND: The City of Escondido has prepared a Draft Initial Study/Mitigated Negative Declaration (IS/MND)
for the project described below. The findings of the Initial Study identified potential effects related to biological,
cultural, tribal cultural resources, and noise that might be potentially significant. A Mitigated Negative Declaration
is prepared when an Initial Study identifies project related impacts that might be potentially significant, but revisions
in the project plans and/or mitigation measures agreed to by the applicant would provide mitigation to a point where
potential impacts to the environment are reduced to less than a significant level. The description of the project is
as follows:

PROJECT DESCRIPTION: The project requires discretionary approval of a proposed Conditional Use Permit
(PHG 17-0025) to allow the development of a residential care facility within a single-family residential zone; Grading
Exemption(s) for retaining walls in excess of 10 feet in height;, and a General Plan Amendment to allow structures
up to three stories in height within the R-1-10 zone (Single-Family Residential, up to 10,000 sf min. iot size). The
draft Initial Study/Mitigated Negative Declaration provides a preliminary assessment of the environmental impacts
of the proposed new 3-story (median height of 34'5”), approximately 71,316 sf, assisted living/senior care facility to
include 22 memory care and 74 assisted living units (totaling 96 beds) and 45 parking spaces, including one van
and one accessible space. Access to the project would be provided by a single driveway fronting onto Centre City
Parkway on the west side of the subject property. Centre City Parkway is proposed to be widened across the
project frontage to provide a transition lane for ingress and egress into the site. The existing creek along the eastern
boundary of the proposed development area is proposed to be retained and preserved as a project feature.

LOCATION: The approximately 3.48-acre property is located southeast of the intersection of North Centre City
Parkway and North Iris Lane, addressed as 1802 N. Centre City Parkway (APN 226-190-22), City of Escondido, in
the County of San Diego, California.

APPLICANT: Tigg Mitchell, The Mitchell Group

PUBLIC REVIEW PERIOD: The review and comment | T~
period will begin on January 11, 2019 and end at /\q i
5:00 p.m., on February 11, 2019. Copies of the Draft SUBJECT

Initial Study/Mitigated Negative Declaration are on file %, SITE
and available for public review in the Escondido \&

Planning Division, at 201 N. Broadway, and also posted s
on the City of Escondido web site at »
http://www.escondido.org/planning.aspx. Further
information may be obtained by contacting Jay

Paul, Senior Planner, at the Planning Division,
telephone (760) 839-4537. Please refer to Case No.

ENV 17-0007.

Public hearing dates for Planning Commission and City
Council consideration of the project and environmental
determination have not yet been set. Additional public
notice of the hearing dates will be provided as required
by CEQA and the Escondido Municipal Code.

)
! p )

IVavey/
Mike Strong
Assistant Planning Director

I

Dated: January 7, 2019
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

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

X UOXNXODOKX

Aesthetics ] Greenhouse Gas ] Population/Housing
Emissions

Agriculture and Hazards & Hazardous [] Public Services

Forestry Resources Materials

Air Quality Hydrology/Water Quality Recreation

Biological Resources Land Use/Planning Transportation/Traffic

Cultural Resources Mineral Resources Tribal Cultural Resources

X O O 0O O
X O O

Utilities/Services
Systems

Geology/Soils Noise

Mandatory Findings
Significance

DETERMINATION: On the basis of this initial evaluation:

OO X O

]

The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

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.

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

The proposed project MAY have a “potentially significant impact” or “potentially significant unless
mitigated” impact on the environment, but at least one effect (a) has been adequately analyzed in
an earlier document pursuant to applicable legal standards, and (b) has been addressed by
mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required.

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 {MITIGATED)
NEGATIVE DECLARATION pursuant to applicable standards, and (b} have been avoided or mitigated
pursuant to that earlier EIR or {MITIGATED) NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed upon the proposed project, nothing further is required.

January 04, 2019

Signature / C Date

Jay Paul, Senior Planner

Name

Printed
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DRAFT

MITIGATED NEGATIVE DECLARATION

FOR THE ESCONDIDO ASSISTED LIVING PROJECT
(City File Nos. ENV17-0007 and PHG17-0025)

ENVIRONMENTAL CHECKLIST
SUPPLEMENTAL COMMENTS

An Initial Study Environmental Checklist was prepared for this project and is included with this Draft Negative
Declaration (IS/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 Initial Study/Mitigated Negative Declaration assesses the environmental effects of the proposed Escondido
Assisted Living Project generally located southeast of the intersection of Centre City Parkway and south of Iris
Lane, addressed as 1802 N. Centre City Parkway.

As mandated by CEQA Guidelines Section 15105, affected public agencies and the interested public may submit
comments on the Initial Study/Mitigated Negative Declaration in writing before the end of the 30-day public
review period starting on January 11, 2019, and ending on February 11, 2019. Written comments on the IS/MND
should be submitted to the following address by 5:00 p.m., February 11, 2019.

City of Escondido

Planning Division

201 North Broadway
Escondido, CA 92025-2798

Contact: Jay Paul, Senior Planner
Telephone: (760) 839-4671

Fax: (760) 839-4313

Email: jpaul@escondido.org

All comments received will be considered with the Final IS/MND in determining whether to approve the project.
A printed copy of this document and any associated plans and/or documents are available for review during
normal operation hours for the duration of the public review period at the City of Escondido Planning Division at
the address shown above, and also available on the City’s Website at: https://www.escondido.org/planning.aspx.

Click on the Development Project Information button and go to
“Escondido Assisted Living 1802 N. CCP” ENV17-0007

ENV17-0007
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According to Section 15150 of the CEQA Guidelines, an MND may incorporate by reference all or portions of
another document which is a matter of public record. The incorporated language shall be considered to be set
forth in full as part of the text of the MND. All documents incorporated by reference are available for review at,
or can be obtained through, the City of Escondido Planning Division located at the address provided above, or on
the City of Escondido Web Site.

[ City of Escondido, 2012a. City of Escondido General Plan.
[ City of Escondido, 2012b. Escondido General Plan Update, Downtown Specific Plan Update, and Climate
Action Plan Environmental Impact Report, Volume | — Final Environmental Impact Report

California Environmental Quality Act Compliance

The California Environmental Quality Act (CEQA) applies to proposed projects initiated by, funded by, or requiring
discretionary approvals from state or local government agencies. CEQA Guidelines Section 15367 states that the
“lead agency,” the City, has the principal responsibility for carrying out or approving a project and is responsible
for compliance with CEQA. As lead agency, the City must complete an environmental review to determine if
implementation of the proposed project would result in significant adverse environmental impacts. In compliance
with CEQA, an Initial Study (IS) has been prepared to assist in making that determination. Based on the nature and
scope of the proposed project and the evaluation contained in the IS environmental checklist (contained herein),
the City has concluded that a Mitigated Negative Declaration (MND) is the appropriate level of analysis for this
project. The MND shows that impacts of the proposed project are either less than significant or significant but
mitigable with the incorporation of appropriate mitigation measures.

As provided in CEQA Statute Section 21064.5, and stated in CEQA Guidelines Section 15070, a MND can be
prepared when “(a) the initial study shows that there is not substantial evidence, in light of the whole record
before the agency, that the project may have a significant effect on the environment, or (b) the initial study
identifies potentially significant effects, but (1) revisions in the project plans or proposals made by, or agreed to
by the applicant before a proposed mitigated negative declaration and initial study are released for public review
would avoid the effects or mitigate the effects to a point where clearly no significant effects would occur; and (2)
there is no substantial evidence, in light of the whole record before the agency, that the project as revised may
have a significant effect on the environment.”

Anticipated Public Hearings

The City Council and Planning Commission will consider the IS/MND and the comments received during the
public review period in determining whether to approve the proposed project. A public hearing for this
project has not been scheduled, but public notice in conformance with the Escondido Municipal Code will be
provided when the project is scheduled for Planning Commission and City Council consideration.

PROJECT DESCRIPTION

The primary objective of the proposed residential development is to provide a residential project that preserves
the on-site riparian corridor and is consistent with the City’s General Plan. This Initial Study provides a
preliminary assessment of the environmental impacts of the proposed new 3-story (median height of 34’5"),
approximately 71,316 sf, assisted living/senior care facility to include 22 memory care and 74 assisted living units
(totaling 96 beds, 88 rooms) and 45 parking spaces, including one van and one accessible space. Room sizes
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include studio, one-bed and two-bedroom units. The building will consist of three stories and would be type IlI
construction with an automatic fire sprinkler system. The project requires discretionary approval of a
Conditional Use Permit to allow a residential care facility within a single-family residential zone; Grading
Exemption(s) for retaining walls in excess of 10 feet in height; and a General Plan Amendment to allow structures
up to three stories in height within the R-1-10 zone (Single-Family Residential, up to 10,000 sf min. lot size).
Access to the project would be provided by a single driveway fronting onto Centre City Parkway on the west.
Centre City Parkway is proposed to be widened across the project frontage to provide a transition lane for ingress
and egress into the site.

BACKGROUND

Several Conditional Use Permits (CUP) were approved by the City for the development of the site with a residential
care facility. The size and design of the proposed facility varied with each CUP. A CUP originally was approved
in 1993 (City File No. 93-19-CUP) for the development of a 28,658 SF, 50 room, split-level, residential-care facility
on the site to serve up to 75 clients. A modification of the original CUP was approved (City File No. 97-07-
CUP/GE) for the development of a 23,426 SF, single-story, residential-care facility, along with grading exemptions
for slopes and retaining walls up to 14 feet in height. Grading Plans were approved for the project site and rough
grading and retaining walls were constructed. The building was never constructed and the project expired. In
2003 CUP was approved (City File No. 2003-26-CUP) to provide a two and three story, 110 room, approximately
74,903 SF residential-care facility to serve up to 165 residents. The permit was modified in 2004 (Case No. 2004-
61-CUP) to construct a separate 900 SF (36' x 25'), seven to nine-foot-high mechanical enclosure area to
accommodate a variety of mechanical equipment, trash bins, and a 132 kW emergency standby generator. The
permit was modified again in 2007 (Case No. 2007-33-CUP) to revise the enclosure design and construct a 2,478
SF. two-story central plant building.  This previously approved project was not implemented and the Conditional
Use Permit subsequently expired.

PROJECT LOCATION AND ENVIRONMENTAL SETTING

The triangular, approximately 3.48-acre property is located in the County of San Diego, City of Escondido,
southeast of the intersection of North Centre City Parkway and North Iris Lane, addressed as 1802 N. Centre City
Parkway (APN 226-190-22). The site is Zoned R-1-10 (Single-Family Residential, 10,000 SF min. lot size) and has
a General Plan Designation of Suburban ‘S’. The property is generally vacant and severely disturbed due to
previous grading and large amounts of material (dirt, etc.) being stockpiled on the property. Soil has been built
up in multiple areas and a retaining wall up to 14 feet in height was constructed with a fence on top to stabilize
the soil onsite. The property is bordered by Reidy Creek and the Escondido High School’s agricultural operations
to the east, and limited single-family residential development and the Rincon del Diablo Municipal Water District
offices and corporate yard on the north. Centre City Parkway borders the property along the western and
southwestern boundary. The Quail Creek Apartment complex (active senior living) is located further to the west
across Centre City Parkway.

The site fronts onto and takes access from Centre City Parkway, which is classified as a Major Road (102" ultimate
R-O-W) on the City’s Mobility and Infrastructure Element. Centre City Parkway in the immediate vicinity of the
project site operates as a four-lane major road (two lanes traveling north and two traveling south, with a landscape
raised center median) with Class Il bike lanes.  Parking is restricted on both sides of the roadway. Full width street
improvements have been installed along the northern section of the project frontage (curbs and gutters) but not
further south of the project site. CCP does not contain sidewalks on either side.

The western section of the property gently slopes in a southeasterly direction due to previous grading on the site.
The southern area of the parcel is separated from the graded area by a steep, approximately six-foot-high artificial
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escarpment. The lower southern area generally slopes and drains in a southerly direction and is comprised
primarily of loose fill materials deposited in 1997 and undisturbed areas. The eastern area of the site is
separated from the rest of the property by an existing 14-foot-high retaining wall. This lower section of the
property generally slopes and drains in a southerly direction. Elevations on the property range from approximately
725" within the northwestern corner of the site, 690' towards the southern corner of the site, 705' along the
existing retaining wall, and 690' along the Reidy Creek drainage.

The project site is separated by two distinct areas, which includes disturbed upland vegetation and wetlands.
The eastern area of the site is bisected by the Reidy Creek drainage, a tributary of Escondido Creek. Reidy Creek
is separated from the disturbed western portion of the property by a 14-foot-high, masonry block retaining wall
that was constructed at the western edge of the 100-year creek floodplain by a previous property owner in
conformance with Conditional Use Permit 97-07.  This wall corresponds to the top of the earthen fill material to
the west that was added during the rough grading of the site in 1997. The adjacent creek vegetation consists
primarily of Southern Willow Riparian Forest, which is composed of native willows, a few small coast live oaks,
and a mixture of non-native trees, shrubs and herbaceous plant species. The southwestern area of the site
supports a stand of Eucalyptus trees adjacent to Centre City Parkway. One California pepper tree Is located
within the extreme northwest corner of the site.

Adjacent land uses and zoning include the following:

North: R-1-10 zoning (Single-Family Residential, 10,000 SF min. lot size) / Rincon Del Diablo Municipal Water
District offices and public works yard are located on the north. Single-Family homes also are located
north of the project site on approximately 41,000 SF lots. Reidy Creek natural drainage channel and a
two-story, multi-family residential development are located northeast of the project site.

South: R-1-10 (Single-Family Residential, 10,000 SF min. lot size) / Escondido Union High School and Centre City
Parkway are located south and southwest of the project site. The high school agricultural operations and
several sheds are located immediately south of the project site across the Reidy Creek natural drainage
channel. Centre City Parkway is classified as a Major Road (102' R-O-W) on the City’s Mobility and
Infrastructure Element.

East: R-1-10 (Single-Family Residential, 10,000 SF min. lot size) / Escondido Union High School is located east of
the project site. The high school's agricultural fields and baseball fields are located immediately east of
the project site. Reidy Creek acts as a physical and visual buffer from the school district property and
the proposed development area for the project.

West R-1-10 and R-1-7 zoning (Single-Family Residential, 10,000 SF and 7,000 SF min. lot size) / Centre City
Parkway is located immediately west of the project site. Centre City Parkway is classified as a Major
Road (102' ultimate R-O-W) with a current right-of-way width of approximately 190' to 200' adjacent to
the project site. A religious facility is located northwest of the project site. Single- and multi-family
residential development is located west and southwest of the project site across Centre City Parkway.

Discretionary Actions

Approval of the project would require the approval of a number of discretionary actions. According to Sections
15050 and 15367 of the CEQA Guidelines, the City of Escondido is designated as the Lead Agency for the project.
Responsible agencies are those agencies that have discretionary approval authority over one or more actions
involved with the development of a proposed project. The San Diego RWQCB, is a responsible agency for the
project. Trustee agencies are state agencies having jurisdiction by law over natural resources affected by a
proposed project that are held in trust of the people of the State of California. The California Department of Fish
and Wildlife has been identified for the proposed project. The following list indicates the various discretionary
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VRIES_ | & \ LINE j’ N 20889.TC .\ EAG s 704.50_TW | 1
VARIES 708.39 S PERVIOUS PAVERS
EX. AC. VARIES, | ~ POC ) @3.0>
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MATCHLINE - SEESHEET 2

TYPICAL STREET SECTION » \ 15— N : B : : ,
NOT—TO—SCALE \ \ N\ A ~
m\ RO N 20— N N ,
FIRE DEPARTMENT NOTES: \\ T AR\ S0 SR (5 )
1. ALL FIRE ACCESS ROAD SHALL BE CONSTRUCTED TO N /\\ AN NG R 7O o \<‘
HANDLE 75,000 POUND FIRE APPARATUS. \\ WCUT LINE N QN o / ;
| _ | NI

3" AC. OVER 8" AB. 3

2. UNLESS NOTED OTHERWISE, NO PARKING WITHIN THE FIRE
ACCESS AND TURN-AROUND AREA.

OWNER/APPLICANT VICINITY MAP

SITE ADDRESS: DEVELOPER: T.BJ\'/I\I.OTP(;Oﬁ%gI,_EG—5

3. NO PARKING, FIRE LANE SIGNAGE AND FAVEMENT MARKINGS
SHALL BE INSTALLED AS REQUIRED BY THE FIRE
DEPARTMENT.

4. FIRE SPRINKLER (PER NFPA13), FIRE ALARMS (PER NFPA
72), AND UNDERGROUND FIRE LINE PLANS (PER NFPA 24)

1802 N. CENTRE CITY PARKWAY
ESCONDIDO, CA 92026 THE MITCHELL GROUP

, _ 142 S. CEDROS AVE. STE. D
SHALL BE A SEPARATE SUBMITTAL TO ESCONDIDO FIRE. ASSESSOR'S PARCEL NO.: ADDRESS /R
20 10 0 20 40 60 UTILITY NOTE: 226—190-22 SOLANA BEACH, CA 92075 a
5. FIRE FLOW IS 7000 GPM. 1. CONTRACTOR TO VERIFY HORIZONTAL AND VERTICAL LOCATIONS OF EXISTING CITY, STATE, ZIP CODE ES('ONDIDO
UTILITIES PRIOR TO THE START OF CONSTRUCTION. ENGINEER IS NOT (619) 993—7089 . N
SCALE: 17 = 20’ RESPONSIBLE FOR PRECISE LOCATION OF EXISTING UNDERGROUND UTILITIES, LEGAL DESCRIPTION: PHONE City of CMf

ALL OF THAT PORTION OF BLOCK 421, SUBDNVISON e micHbLL

OF RINCON DEL DIABLO, PER MAP THEREOF No. 723,
EXCEPTING THAT PORTION DEEDED TO THE STATE OF

. CALIFORNIA FOR FREEWAY, SAID MAP RECORDED IN
GRADING EXEMPTIONS: OFFICE OF THE CLERK AND RECORDER OF THE

CITY OF ESCONDIDO ENGINEERING DEPARTMENT
APPROVED

2. CONTRACTOR TO ADJUST EXISTING UTILITIES TO GRADE AS REQUIRED.

Date

AREAS REQUIRING GRADING EXEMPTIONS ARE IDENTIFIED BY THE FOLLOWING: COUNTY OF SAN DIEGO. CALIFORNIA (for City Engineer)
PLANS PREPARED BY: @/?ETA/N/NG WALLS IN EXCESS OF 10 FEET IN HEIGHT. ”CONCEPTUAL” c ;
omments
SPEAR & ASSOCIATES, INC. FILL SLOPES IN EXCESS OF 10 FEET IN HEIGHT FEMA DATA:
475 PRODUCTION STREET, SAN MARCOS, CA. 92078 HEC—-RAS WORKMAP POST—DEVELOPMENT CONDITION OBTAIN GRADING PERMIT
EONE (760) 736—2040 FAX (760) 736—4866 PREPARED BY: TORY R. WALKER ENGINEERING RECORD DRA W/NG AT FIELD ENGINEERING OFFICE
’ S DATED: 4/28,/2008 PRIOR TO GRADING
\% 2 \f\jgx e == VERTICAL DATUM: NGVD 29
\ FEMA PANEL: 06073C0814G JOSHUA R. ZEIGLER R.C.E. 85413 DATE CITY PROJECT NO. ENG
constructon recoro T rererences oo e T revisons — Taoodfoorc] BENCH MARK EARTHWORK QUANTITIES =~ DEPARTMENT OF PUBLIC WORKS - ENGINEERING DIVISION

CONCEPTUAL GRADING PLAN FOR, -
ESCONDIDO ASSISTED LIVING Sheet 1 of 3

Contractor DESCRIPTION: CHISELED SQUARE ON TOP OF CURB_INLET AT NW CORNER OF I~ ). P— J.R.Z. AJV. J.RZ
INTERSECTION OF CENTRE CITY PKWY. & IRIS LN. E/S FRONTAGE RD. ) Plans Prepared Under Supervision Of
Inspector APPROX. 50FT N. CENTER LINE #Rls LN. AT SW CORNER OF INLET, FILL: \S/ = Ovlvn ——— Date
Bench Mark No. Elevation As Shown Traffic R.C.E. No 85415
JRZ

SPEAR & ASSOCIATES, INC. JOB NO: 17-174
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@ *CONSTRUCT 3" AC PAVEMENT OVER 9" A.B. AND 95% COMPACTED
SUBGRADE SOIL (HEAVY DRIVE AISLES).

@ *CONSTRUCT 3" AC PAVEMENT OVER 7" A.B. AND 95% COMPACTED
SUBGRADE SOIL (PARKING STALLS).

@ CONSTRUCT 6" P.C.C. CURB PER SDRSD G—1 (SDRSD).

@ CONSTRUCT 6" P.C.C. CURB & GUTTER TYPE-G PER SDRSD G-2 (SDRSD).

@ CONSTRUCT 5.0° MIN. WIDE P.C.C. SIDEWALK PER G-7 (SDRSD).

@ CONSTRUCT 3.0" WIDE P.C.C. RIBBON GUTTER PER DETAIL SHEET 1.

@ CONSTRUCT 3.0° CURB OPENING W/SPLASH PAD PER DETAIL SHEET 1.
CONSTRUCT AC PAVEMENT OVER APPROVED CL—II AGGREGATE BASE (MATCH EX.)
@ SAWCUT & REMOVE AC. BERM, CURB & GUTTER PER DETAIL SHEET 1.

@ CONSTRUCT SINGLE TYPE PEDESTRIAN ACCESS RAMP W/TRUNCATED DOMES
PER DETAIL SHEET 1.

@ CONSTRUCT DOUBLE TYPE PEDESTRIAN ACCESS RAMP W/TRUNCATED DOMES
PER DETAIL SHEET 1.

@ CONSTRUCT 26" WIDE ALLEY TYPE DRIVEWAY (MODIFIED) PER COE G-5-F.

@ CONSTRUCT NEW (DSM) SEGMENTAL RETAINING WALL WITH SPLIT FACE BLOCK AND
DECORATIVE CAP, (DESIGNED FOR DRIVE AISLE SURCHARGE) PER SEPARATE PERMIT.

@ CONSTRUCT NEW CMU RETAINING WALL WITH SPLIT FACE BLOCK AND
DECORATIVE CAP. SEE STRUCTURAL PLANS, PER SEPARATE PERMIT.

@ FIRE TRUCK TURN AROUND AREA. NO PARKING.
RIP—-RAP ENERGY DISSIPATOR PER D-40 (SDRSD), W=5.0" x L= PER PLAN,
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CONSTRUCT NEW CMU RETAINING WALL WITH SPLIT FACE BLOCK, DECORATIVE / . ; 100 NvEim L /\/
CAP AND FALL PROTECTION AT TOP OF WALL. SEE STRUCTURAL PLANS, PER MODIFIED PER G-29 (SDRSD) 2 & ‘?/ FLOOD LINE \‘ |
SEPARATE PERMIT. NOT-TO-SCALE /7 Qo S \ i P
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* FINAL PAVEMENT SECTION BASED ON R—VALUE APPROVED
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BMP BASIN DATA TABLE 4o LSS 2 P REPRGIET \ 7~ N\
ORIFICE | REQUIRED | PROVIDED | HYDROMODIFICATION | HYDROMODIFICATION DESIGN RISER HEIGHT [SOMETRIC VIEW \\Z N
LETTER | SIZE | TREATMENT | TREATMENT | VOLUME REQUIRED | VOLUME PROVIDED | CAPTURE VOLUME | ABOVE BASIN FS ACOREGATE BASE COMPACTED SUBGRADE G N CEzgf(C.me/Dg)
1ty O o1ce
A N/A 2,612 SF | 2,615 SF 1,306 CF 1,508 CF 2,441 CF 6" CURB OPENING DETAIL P.C.C. RIBBON GUTTER DETAIL \ d
B | w4 | 6275F 630 SF 314 CF 315 CF 593 CF 6" TYPICAL P.C.C. SPILLWAY DETAIL TYPICAL SECTION AN CITY OF ESCONDIDO ENGINEERING DEPARTMENT
NOT-TO-SCALE NOT-TO—SCALE APPROVED
N Date
(for City Engineer)
PLANS PREPARED BY: UTILITY NOTE: GRADING EXEMPTIONS: ”CONCEPTUAL” Comments
SPEAR & ASSOCIATES, INC. %f%@mp% ng ;g ;f//;/FS Yrﬁ%fg/vcrgfvfrggc%%ﬁ/n%@/ﬁ/of% n/ng/oorF EXISTING AREAS REQUIRING GRADING EXEMPTIONS ARE IDENTIFIED BY THE FOLLOWING:
475 PRODUCTION STREET, SAN MARCOS, CA. 92078 -
PHONE (760) 736—2040 FAX (760) 736— 4866 RESPONSIBLE FOR PRECISE LOCATION OF EXISTING UNDERGROUND UTILITIES, (A) RETAINING WALLS IN EXCESS OF 10 FEET IN HEIGHT. o0 10 o 20 0 0 RECORD DRAWING AT?E{ﬂ%ﬁgﬁg&g:&%’ﬁng
- FILL SLOPES IN EXCESS OF 10 FEET IN HEIGHT.
s ST = 2. CONTRACTOR TO ADJUST EXISTING UTILITIES TO GRADE AS REQUIRED. PRIOR TO GRADING
- = NN ~= ” )
T e SCALE: 1~ = 20 JOSHUA R. ZEIGLER R.C.E. 85413 DATE CITY PROJECT NO. ENG
CONSTRUCTION RECORD REFERENCES REVISIONS

EARTHWORK QUANTITIES ** Desijaned By DEPARTMENT OF PUBLIC WORKS - ENGINEERING DIVISION

| By
Contractor DESCRIPTION: CHISELED SQUARE ON TOP OF CURB INLET AT NW CORNER OF | . . S Rz, AV, TR.Z
INTERSECTION OF CENTRE CITY PKWY. & IRIS LN. E/S FRONTAGE RD. ) _ Plans Prepared Under Supervision Of
Inspector APPROY. SOFT N. CENTER LNE IRIS LN. AT S o O N FILL: A\S/ Sthovlvﬂ Filmed ———— g Dote P CONCEPTUAL GRADING PLAN FOR, -
ooe o TEIMIET i OXPoR!
o e Bench Mark No. Elevation As Shown Traffic R.C.E. No 85413
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OPTIONAL GEQTEXTILE CUT IREE PLANTING EDGE OF R/W LIMITS OF TREE ROOTING SOIL AREA ,
FLUSH WITH TOP OF PAVERS, SURFACE WATER FLOWS. THROUGH BASE LAYER 4” ASTW NO. 57 STONE SPACE SEE NOTE 1 S/DEWALKN?; [ VARIES PER DESIGN PLAN 10" MIN
, THE NO. 8, 89 OR 9 STONE JOINING
6 PCC CURB PER MATERIAL BETWEEN THE PAVERS PERMEABLE PAVERS N N 4" MIN WHEN ADA
SDRSD G~1 N r 357 THICK MIN. T = e ' S~ TREE GRATE 1S USED Y
. BEDDING LAYER, 2” ASTM NO. 8 STONE. : | ,
LS N T T T A R W g 4 MIN CONCRETE TREE
e o e g e | o ‘ GRATE FRAME
_ X 2|75 1/8” MIN. SIDEWALK \LPER RSD 1=4 f SIDEWALK | TREE PLANTING . PER SD RSD [—4
5 U B (COVERED SOIL) . | SPACE SEE NOTE 1 WULCH . ADUACENT
: : | SPLASH
| LAYER
P n MAXIMUM SLOPE = 0.5% S OPTIONAL GEOTEXTILE_ SEPARATION FABRIC ON A | = A PAD SEE (3M) SIDEWALK CROUND
CUB-BASE. EXTENDS ( PREFERABLY FLAT ) 3 BOTTOM AND SIDES OF OPEN GRADED BASE | S CTREET e —~ s
— p ~ T T e —
BEYOND CURB TO PROVIDE BASE LAYER MIN. 6" ASTM NO. 2 STONE. ? — : i 4 R t FLOW | ST SLOPE
WORKING PLATFORM FOR , L &5 <
INSTALLATION. HIGH WATER TABLE PERMEABLE SUBGRADE. PREPARE ACCORDING “ CA e 0L AR NP a0 R . \\.’l\\.’,\\\\\'\,‘
x - 10 RECOUMENDATIONS ON' CEOTECHNICAL | R i ':,’:::’ T S S PLASTIC LINER
. ‘ X N4
: e L remmorom | NG| B[] TN e
(§) BELGARD PERMEABLE PAVING DETAIL /1% 0oty \oF: . v | APPROVED CL=11 A AN - Al ”3‘@2“‘&&&‘
\ x v S YaNm s
SECTION SHALL CONFORM WITH BELGARD MANUFACTURER’S ;@%ﬁﬁé‘;ﬁ‘ﬁg@fﬁ%ﬁ/‘%@g LAveR ‘ BENCH "‘w\\}{/\\,o/ A%:;/‘\\,o// \\,0{ / J P %ﬁ? 5%)57[ R
SPECIFICATIONS IS ADEQUATE TO HOLD 75,000 N RB—/ GUWER_/ curB cuT seE—" S . s \}2: ,’0 % }:.\ NS ,03?\ }030"\\,' PER SD RSD -4
NOT—TO-SCALE POUNDS. 6S-2.6a, 2.6b, i 26b 27 AND 2.8 2L S N ZN RN RN RN
2.7, AND 2.8 1 '\ ‘ 30" MIN
PERMEABLE PAVERS SECTION CONFORMS 0N ~=— IMPERMEABLE LINER ROOT T S STRUCTURAL SOIL
TO GREEN STREET STANDARDS GS-5.3a TREE-WELL PLAN VIEW AL L SD L6 ' T TR T S N B
SAND FILTER LAYER
UNCOMPACTED SUBGRADE
VULCH LAYER " OPTIONAL METAL FENCE {;‘gg @Ey%ﬂggfz)] S
(3" MIN) / PER DESIGN PLANS '
SEE DWG GS—2.5¢
i SECTION B-B
SIDEWALK SIDEWALK
PLASTIC LINER ROOT ] CONCRETE TREE 1. MINIMUM OPEN TREE PLANTING SPACE DIMENSION 4'x6'.
! ' SEE NOTE 3 BALL CRATE FRAME
26.90 VARIES ! J 2 PER SD RSD —4 2. MAXIMUM WATERSHED AREA:6 TIMES AREA OF THE OPEN TREE PLANTING AREA.
| “;?RUAZ%RAL 2 L 9 / 3. SEE DWG GS—1.5 FOR BOTTOM SAND LAYER AND SUBSURFACE DRAINAGE REQUIREMENTS.
VARIES | SOIL MiX P TS
, R e TN 4. FOR SIDEWALK OVER STRUCTURAL SOIL DETAIL OPTIONS, SEE DWG GS—1.5.
GRIND & OVERLAY 3" AC PAVEMENT B T v e T
EX. AC PAVEMENT OVER 9" A.B. ?ﬁwﬁgﬁiﬁygﬁ UNCOMBACTED SU;GR;DE' H DEEP ROOT 5. SEE COE DWG L-1-E THROUGH L—2-E FOR TREE INSTALLATION REQUIREMENTS.
, TREE BUBBLER
GRADE BREAK SEE DWG 6S~1.5 ~ \
L GRADE SECTION A-A PER SD RSD |4 6. PROVIDE 36" DEEP ROOT BARRIER ON STREET SIDE OF TREE WELL AS NECESSARY.
1% 10% MAX. SIDEWALK | 7. REMOVE WIRE AND BURLAP FROM ROOT BALL PRIOR TO BACKFILLING.
— ) | — -— TR R N NOTES:
# —1 MUY OPEN TREE PLANTING. SPACE DIMENSION 446" 8. PROVIDE SPLASH PAD FOR TREE PLANTING SPACE PER GS—2.6b.
. X0 .
EX.AC PAVEMENT / 8" AGG. BASE ) PROVIDE SPLASH PAD FOR TREE PLANTING SPACE PER G526 9. IN SOME INSTANCES A MODIFIED SECTION BELOW CURB MAY BE REQUIRED BASED ON SOIL CONDITIONS.
SAWCUT LINE , : ~2.6b.
CONSTRUCT 5" AC PAVEMENT © PROVIDE PLASTIC LINER WHERE CONRETE L Bt POURED ON T0P OF STRUCTURAL SOL PER 10.PROVIDE PLASTIC LINER WHERE CONCRETE WILL BE POURED ON TOP OF STRUCTURAL SOIL PER GREEN BOOK STANDARD
OVER APPROVED CL—11 AB. : SPECIFICATIONS SECTION 210-2.
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PROJECT DATA

PROJECT DESCRIPTION

PROPOSED NEW 3-STORY SENIOR CARE FACILITY TO INCLUDE 22 MEMORY CARE AND

68 ASSISTED LIVING UNITS. THE BUILDING WILL CONSIST OF THREE STORIES AND
SHALL BE TYPE V CONSTRUCTION WITH AN AUTOMATIC FIRE SPRINKLER SYSTEM.
THERE WILL BE A 22 BED SKILLED NURSING UNIT AND A 76 BED ASSISTED LIVING
UNIT.

Escondido Assisted Living
Mitchell Group

PROJECT TEAM

OWNER

The Mitchell Group

142 South Cedros Ave
Suite D

Solana Beach, CA 92075
T: 619-993-7089

F: 619-272-2670

SHEET INDEX

CIVIL

C1 Conceptual Grading Plan
Cc2 Conceptual Grading Plan

PROJECT ADDRESS http://www.themitchellgroup.us €3 Conceptual Grading Plan
1802 N. CENTRE CITY PARKWAY ESCONDIDO CA 92026 UNITED STATES Tigg Mitchell ARCHITECTURAL
LEGAL DESCRIPTION ARCHITECT T Title
PARCEL 1: Irwin Partners Architects A0 Site Plan
THAT PORTION OF BLOCK 421 OF RANCHO RINCON DEL DIABLO, IN THE CITY OF 245 Fischer Avenue, Suite B2 A02 Code Compliance-First Floor
ESCONDIDO, COUNTY OF SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO Costa Mesa, CA 92626 0.3 Code Compliance-Second & Third Floors
MAP THEREOF NO.723, MADE BY J.M. GRAHAM, FILED IN THE OFFICE OF THE T: 714 557 2448 N <t Floor Plan
COUNTY RECORDER OF SAN DIEGO COUNTY, AUGUST 13, 1892, DESCRIBED F: 714 556 1572 o Sesond Floor Plan
AS FOLLOWS: WWW.ipaoc.com A3 Third Floor Plan
Greg Irwin A4 Roof Plan
COMMENCING AT THE NORTHEAST CORNER OF SAID BLOCK 421, AS SHOWN ON s oror Elovations
RECORD OF SURVEY MAP NO. 10306; THENCE ALONG THE NORTH-EASTERLY CIVIL ENGINEER o Sostions
LINE THEREOF SOUTH 7'41'19" EAST, A DISTANCE OF 1593.59 FEET TO A POINT Spear & Associates, Inc - e niarged Unit Plans
ON SAID NORTHEASTERLY LINE: SAID POINT BEING ALSO THE NORTHEASTERLY 275 Production Strect . nlrced Unit Plans
CORNER OF LAND DESCRIBED IN DEED TO B.G. CARROL, ET UX, RECORDED
JUNE 22, 1943 IN BOOK 1520, PAGE 99 AS FILE NO. 36643, OFFICIAL RECORDS; San Marcos, CA 92708
THENCE ALONG THE NORTHEASTERLY BOUNDARY OF SAID CARROL'S LAND, T: 760-736-2040 LANDSCAPE
NORTH 74'56'12" WEST, ADISTANCE OF 745.04 FEET TO THE TRUE POINTOF o e R F: 760-736-4866 AS101  Landscape Plan
BEGINNING; THENCE SOUTH 14'38'48" WEST, A DISTANCE OF 282.17 FEET; =T http://spearinc.net
THENCE NORTH 74'56'12" WEST, ADISTANCE OF 114.59 FEET; THENCE SOUTH - Josh Ziegler
43'22'52" WEST, A DISTANCE OF 55.93 FEET; THENCE SOUTH 06'9'03" WEST, A |
DISTANCE OF 30.55 FEET; THENCE SOUTH 3'27'14" EAST, A DISTANCE OF 35.08 - LANDSCAPE ARCHITECT
FEET; THENCE SOUTH 62'42'46" WEST, A DISTANCE OF 11.10 FEET TO A POINT ON S Materia LLC
THE NORTHEASTERLY LINE OF CENTRE CITY PARKWAY, BEING ALSO KNOWN AS - h La Jolla, CA 92037
STATE ROUTE XI-SD-77F AS SHOWN ON M.S. 606; SAID POINT BEING ON A CURVE - T: 310-903-2635
CONCAVE SOUTHWESTERLY HAVING A RADIUS OF 4000.00 FEET; A RADIAL E: twilson@Materia-LLC.com
BEARING TO SAID POINT NORTH 62'42'46" EAST; THENCE NORTHWESTERLY http://materia-lic.com
ALONG THE ARC OF SAID CURVE THROUGH A CENTRAL ANGLE OF 9'23'15", A Trace Wilson
DISTANCE OF 655.37 FEET TO A POINT ON THE SOUTHWESTERLY LINE OF THAT
LAND DEEDED TO THE RINCON DEL DIABLO MUNICIPAL WATER DISTRICT AS
SHOWN ON RECORD OF SURVEY MAP NO. 10306; THENCE ALONG SAID
SOUTHWESTERLY LINE AND THE SOUTHEASTERLY PROLONGATION THEREOF,
SOUTH 74'56'12" EAST, A DISTANCE OF 594.06 FEET TO THE POINT OF
BEGINNING:
PARCEL 2: PROJECT NOTES ABBREVIATIONS UTILITY CONNECTIONS
THAT PORTION OF BLOCK 421 OF RANCHO RINCON DEL DIABLO, IN THE CITY OF _ .
ESCONDIDO, COUNTY OF SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO AL  Assisted Living UTILITY PROVIDER
MAP THEREOF NO. 723, MADE BY J.M. GRAHAM, FILED IN THE OFFICE OF THE ONIT MIX 1. THE WORK SHALL COMPLY WITH ALL LAWS AND REGULATIONS AS AL S Assisted Living Studio Unit GAS AND ELECTRIC SDG&E
COUNTY RECORDER OF SAN DIEGO COUNTY, AUGUST 13, 1892, LYING WITHIN Unit Name Uit Tvoe Bods Ot Area (5F) Total (SF) REQUIRED BY THE STATE, THE COUNTY, THE CITY OF COSTA MESA AL 1 Assisted Living 1 Bedroom Unit WATER RDD
CENTRE CITY PARKWAY, A PUBLIC HIGHWAY ALSO KNOWN AS STATE ROUTE XI- yp y AND ALL OTHER AGENCIES HAVING JURISDICTION OVER THE WORK. AL 2 Assisted Living 2 Bedroom Unit TRASH Waste
SD-77F AS SHOWN ON M.S. 606, BEING A STRIP OF LAND 30.00 FEET IN WIDTH AL-0a ASSISTED LIVING - STUDIO 19 405 3,645 2. ALL WORK ON PUBLIC PROPERTY REQUIRES SEPARATE PERMITS
LYING IMMEDIATELY ADJACENT TO AND SOUTHWESTERLY OF THE AL-0b ASSISTED LIVING - STUDIO 1 4 381 1,524 ISSUED BY THE CITY. MC Memory Care Management
SOUTHWESTERLY LINE OF PARCEL "A" OF CERTIFICATE OF COMPLIANCE AL-Oc ASSISTED LIVING - STUDIO 1 4 386 1,544 3. THE GENERAL CONTRACTOR AND SUBCONTRACTORS SHALL FULLY HK  House Keeping SEWER City of Escondido
RECORDED SEPTEMBER 3, 1998 AS DOCUMENT NO. 1998-0565667 OF OFFICIAL AL-1a ASSISTED LIVING - 1 BED 1 26 526 13,676 . REVIEW THE ENTIRE SET OF CONTRUCTION DOCUMENTS PRIOR TO AL-0 Assisted Living Studio Unit
WAY LINE OF SAID CENTRE CITY PARKWAY. SAID SOUTHWESTERLY LINE AND 1o COMMENCING CONSTRUCTION OF THE WORK. AL-1 Assisted Living 1 Bedroom Unit
SAID NORTHEASTERLY RIGHT-OF-WAY LINE’ BEING A CURCE CONCAVE AL-1c ASSISTED LIVING - 1 BED 1 11 548 6,028 4. ONLY COMPLETE BUILDING SYSTEMS AND SUBSYSYTEMS THAT HAVE AL-2 Assisted L|V|ng 2 Bedroom Unit
SOUWESTERLY HAV'NG A RAD'US OF 400000 FEET AL-1d ASSISTED LIVING - 1 BED 1 2 593 1,186 BEEN COORDINATED WITH THE WORK OF ALL DESIGN DISCIPLINES RR Restroom
AL-2a ASSISTED LIVING - 2 BED 2 823 3,292 SHALL BE CONSTRUCTED OR INSTALLED. COR Corridor
SAID 30.00 FOOT STRIP OF LAND TO TERMINATE NORTHERLY AT A LINE RADIAL AL-2b ASSISTED LIVING - 2 BED 2 4 779 3,116 5. WHERE CONFLICT OCCURS BETWEEN BETWEEN THE DRAWINGS OF
TO SAID CURVE AT THE NORTHWEST CORNER OF SAID PARCEL "A" AND MC-1a MEMORY CARE - 1 BED 1 1 375 4,125 ANY DESIGN DISCIPLINE, THE MOST RESTRICTIVE INTERPRETATION
T AL o D e AT woer R T e T,
Me-te MEMORY CARE -1 BED 9; 818 °00 43,996 5202 6. THE GENERAL CONTRACTOR SHALL COORDINATE ALL CHANGES AND VICINI MAP |
’ ADJUSTMENTS TO THE WORK THAT VARIES FROM THE CONSTRUCTION \
ASSESSORS PARCEL NUMBER DOCUMENTS WITH THE ARCHITECT PRIOR TO FABRICATION, |
226-190-2200 INSTALLATION OR CONSTRUCTION OF THE WORK. |
7. DETAIL REFERENCES ARE TYPICAL AND APPLY EQUALLY TO SIMILAR |
REQUIRED PERMITS: CODE REQUIREM ENTS CONDITIONS, UNLESS OTHERWISE NOTED OR OTHERWISE |
REFERENCED IN THE ARCHITECTURAL DRAWINGS. \
ZONING - R-1-10 8. DO NOT SCALE THE DRAWINGS. | \
APPLICABLE CODES 9. DIMENSIONS SHALL BE FIELD VERIFIED. DISCREPANCIES SHALL BE S | \
GENERAL PLAN - S ALL WORK SHALL BE IN CONFORMANCE WITH ALL THE CODES AND BROUGHT TO THE ATTENTION OF THE ARCHITECT PRIOR TO N '\ |
REGULATIONS AS ADOPTED AND AMENDED BY THE CITY OF ESCONDIDO. FABRICATION, INSTALLATION OR CONSTRUCTION OF THE AFFECTED N | \
PROPOSED LAND USE - USE TITLE 6516 -LICENSED RESIDENTIAL CARE WORK. S | \
FACILITY 2016 California Building Code (CBC) 10. SEE THE FLOOR PLANS FOR INFORMATION REGARDING HORIZONTAL S LZ“.’ :
SITE DATA 2016 California Electrical Code (CEC) DRAWING DIMENSIONS. N <, \
SITE AREA 151,588.8 SF (3.03 ACRES) 2016 California Mechanical Code (CMC) 11. SEE THE EXTERIOR ELEVATIONS AND BUILDING SECTIONS FOR S cBI ' \
BUILDING FOOTPRINT 26,703 SF 2016 California Plumbing Code (CPC) INFORMATION REGARDING VERTICAL DRAWING DIMENSIONS. S 2 \
LOT COVERAGE 26,703/151,588.8 = .18 2016 California Fire Code (CFC) 12. THE PUBLIC AREAS AND COMMON AREAS OF THE BUILDING AND SITE ~ x K
COVERAGE FACTOR 18% 2016 California Green Building Standards Code - CALGREEN ARE REQUIRED TO BE ACCESSIBLE TO PERSONS WITH DISABILITIES ~ z | \ t%
PAVEMENT AREA 37,817 SF (FRONTAGE AREA INCLUDED) ESCONDIDO MUNICIPAL CODE (EMC) AND SHALL BE ON AN ACCESSIBLE ROUTE OF TRAVEL. N ar e
TOTAL LANDSCAPE AREA 38,321 SF S o '3
TOTAL DETENTION AREA 2,746 SF BUILDING CONSTRUCTION = K \\%
TOTAL BUILDING AREA 69,929 SF ) \
TOTAL PROPOSED DWELLING UNITS 88 UNITS/43,934 SF OCCUPANCY TYPES: DEFERRED SU BMITTALS ) / SITE \&
PROPOSED DENSITY (UNITS/NET ACRE) 88/3.48 = 25.29 R2.1 24 HOUR RESIDENTIAL CARE FACILITY FOR THE ELDERLY (RCFE) N |
ALLOWABLE AREA 31,500 SF/FLOOR A-2  DINING ROOM, KITCHEN, LIVING ROOM, ACTIVITIES ROOM DEFERRED SUBMITTAL ITEMS: o \
PER CBC 2016 TABLE 506.2 B ADMINISTRATION / V(///% \
FAR 69,929/151,588.8 = .46 PERMITTED SUBJECT TO REVIEW AND APPROVAL OF FIRE AUTHORITY. O >/// % |
PER SEC 33-173 (e) CONSTRUCTION TYPE: FIRE SPRINKLERS NFPA 13 REQUIREMENTS <°/1, % \
D ARKING 46% TYPE V-A, FULLY SPRINKLERED FIRE ALARM MODIFICATIONS ONLY. g );9 &\ \
™o ~ \
SPACES REQUIRED 32 (1 SPACE/ 3 BEDS FOR A PROFESSIONAL CARE FACILITY, SPRINKLERS: RN O/,\}: . '
SEC. 33-765 EMC) Yes deferred submittal. SUBMITTAL DOCUMENTS FOR DEFERRED SUBMITTAL ITEMS SHALL BE N PR \
96 BEDS /3 = 32 ' SUBMITTED TO THE ARCHITECT OR ENGINEER OF RECORD, WHO SHALL \ 4‘@/ R \
ALLOWABLE BUILDING HEIGHT REVIEW THEM AND FORWARD THEM TO THE BUILDING OFFICIAL WITH A \ o \
ACCESSBLESPACES REQUIREDPER CC TABLE L (2% O 83 UNIS) = 2SS 1 5.0 10 PINT AVERAGED BETWEEN HIGHEST AND LOWEST ROOF POINTS JOTATION NDCATING AT T DEFEREED SUBMITIA DOCLNENTS e | . \
AN
) PER SEC. 33-252 OF EMC CONFORMANCE WITH THE DESIGN OF THE BUILDING. THE DEFERRED 4 . |
PACES ROVIDED 3 NCLUDING 1V 1 ACCESSLE SPACE 5 : \
34'-5" TO MEDIAN ROOF POINT 0 N \
PLANS FOR THE DEFERRED SUBMITTAL ITEMS SHALL BE SUBMITTED TO THE ‘ o S
ACTUAL BUILDING AREA BUILDING OFFICIAL IN A TIMELY MANNER THAT ALLOWS A MINIMUM OF 30 T \ Q\(\ 2
71,316 SF WORKING DAYS FOR INITIAL PLAN REVIEW. ALL COMMENTS RELATED TO = N <<
THE DEFERRED SUBMITTAL MUST BE ADDRESSED TO THE SATISFACTION OF 8 | QO?: .
THE BUILDING OFFICIAL PRIOR TO APPROVAL OF THE SUBMITTAL ITEMS. 5 o SN
; ; -7 N AN
Escondido Assisted Living Title

IRWIN PARTNERS
EﬁlPA ARCHITECTS

245 Fischer Avenue, Suite B-2 Costa Mesa CA 92626

(714) 557 2448 www.ipaoc.com
ARCHITECTURE PLANNING CONSULTING

Mitchell Group

1802 N. CENTRE CITY PARKWAY ESCONDIDO CA 92026 UNITED STATES

T

PROJECT NO: 17011
PLOT DATE: 6/18/2018
17011 Escondido AL SD.pin



SITE PLAN LEGEND

25'-0" REAR

SETBACK NEW CONCRETE WALKWAY OR PAVING
R : n) - R ‘ i) : — B B — —_ — — P
/ V4 2-0" 16-0" — | = ~ I/ ?‘? 150™-0 E? ?9 ??f =| = = — 6 | ]| i
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/o 0 _ 5 x| Basin B 2 o | |
2 R R ] 3 g HOX 2 X XX X XK XK R O | XX XX XX XX X X -,y Ny - - - T - - - - - T T T T T T T T T T == ==
11 : Ly ' | AR, | WATER DETENTION
- - — — — — LX XX X XWE XA —_—_— - - - - - =\ -~ - — —_\ " -, Y- — = — —— — = = = = — A | P AP S
ZRRE N : : VA 168'-7 .
A NAARN — = — [P > >< X XX X X X X X X X XX XXX X XXX XXX X XX XX XK R X XX X XX XX XK XCX XXX XXX XX OCX X XXX XX XX XX XXX XX XXX Z - 7
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; / Ground Ladder Access g || o {
-" Plet:st;esT: Ili]atzlt?::a.pe « | : | : & & & & & & EGRESSPATH
X PROPOSED 3-STORY &3 : || II ! VAN SMOKE BARRIER WALL MIN. 1-HOUR
PROPERTY.LINE < Tz
3 A BUILDING | ll ! |=¥ >0 FIRE HYDRANT
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. SETBACK N & C |
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N Please see Landscape | l I
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N \ £ : | : i # KEYNOTE NUMBER
\ @ e | | | i
N ] B o r9 RSB 3X4' FIRE LADDER LANDING PAD-PERVIOUS
AN 'v' T | | .
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N . “‘\ GARDEN N.l.C. : o i FOR FURTHER SITE INFORMATION, SEE CIVIL AND LANDSCAPE PLANS
. N FORTE COSHERE . R C .
. . ABQVE o o '
N\ AN 13'-6" CLEARANCE 8-0' \Le-o\L a0t Leor [ |
N B i A |
< N /& . # | SITE PLAN KEYNOTES
N N Ground Ladder Access | !
N ~ to be maintained. < | b |
A o N . f 10 _’Ibf‘f;-’b&\ g7 Please see Landscape | N | 1. TRASH ENCLOSURE AREA 07/A0 7. HARDSCAPE TYP.
N X - > | | |
- N B ohner B o | I 2. BIOFILTRATION BASIN 8. FIRE HYDRANT
N N N . 5 BOX | | | | 3. ACCESSIBLE PARKING STALL TYP. 9. FIRE ACCESS ROAD, PAVED SURFACE PER FIRE CODE
ASSESSORS PARCEL NUMBER N . S - . ¥ o 1BAI2 lI - i/l" 4. VAN ACCESSIBLE PARKING STALL 10. FUTURE EV PARKING
226-190-2200 N N N \ \ | | | | 5. PARKING STALL TYP. 11. 3'X4' FIRE LADDER LANDING PAD-PERVIOUS
N X \ W\ | : | ! 6. FIRE ACCESS REQ'D LENGTH 150'-0"
REQUIRED PERMITS: N N NN | l |
. N\ N | | I
\ \ N\ \ N | | I Gross Area Calcs
ZONING - R-1-10 \\ | |
N 100" SIDEJ | . Area (SF)
GENERAL PLAN - S N SETBACK | : | ' AL 1 GROSS AREA 4,918
@ L | _| AL 2 GROSS AREA 5,067
PROPOSED LAND USE - USE TITLE 6516 -LICENSED RESIDENTIAL CARE X v e — : 2F  AL2GROSS AREA 13,920
FACILITY N N o | AL3GROSS AREA 21,346
SITE DATA N , X R COMMON 1 GROSS AREA 9,329
BUILDING FOOTPRINT 26,703 SF A ~ PROPERTY LINE ] X | |
' N . ) Ch . MC 1 GROSS AREA 12,456
LOT COVERAGE 26,703/151,588.8 = .18 N N o t 69,929 sq
COVERAGE FACTOR 18% N X SN , ] ft
PAVEMENT AREA 37,817 SF (FRONTAGE AREA INCLUDED) N “ h N & NG — 3¢-10 1/2" 159'-3 1/2" | - 'y
TOTAL LANDSCAPE AREA 38,321 SF N . 4’) 30 — > o |
TOTAL DETENTION AREA 2,746 SF N AN '96\ Blofiration C
TOTAL BUILDING AREA 69,929 SF N o Q . Parking Count
TOTAL PROPOSED DWELLING UNITS 88 UNITS/43,934 SF N N N . )), i Qty
PROPOSED DENSITY (UNITS/NET ACRE) 88/3.48 = 25.29 N A N P o £V 5
ALLOWABLE AREA 31,500 SF/FLOOR A N AN ,9 He )
PER CBC 2016 TABLE 506.2 N N %
FAR 69,929/151,588.8 = .46 PERMITTED AN " P 39
PER SEC 33-173 (e) N . VAN 1
46% AN ) 43
PARKING N N Biofiltration
SPACES REQUIRED 32 (1 SPACE/ 3 BEDS FOR A PROFESSIONAL CARE FACILITY, AN N Basin A-2
SEC. 33-765 EMC) N . \ N
96 BEDS /3 = 32 N N < Building Area Calculations
AN
ACCESSIBLE SPACES REQUIRED PER CBC TABLE 11a (2% OF 88 UNITS) = 2 SPACES ( 1 N N Area Type Qty.  Area(SF)
VAN & 1 ACCESSIBLE) N N . CIRCULATION 1 3,997
N AN DINING 3 1,799
\ ’ ’
SPACES PROVIDED 43 INCLUDING 1 VAN & 1 ACCESSIBLE SPACE N . N . .LOBBY 3 567
TRASH ENCLOSURE DESIGN TO ADHERE TO CITY OF ESCONDIDO N ) N . RESIDENT ACTIVITY 9 3,478
TRASH ENCLOSURE GUIDELINES \ N 100" SIDE 16 9,841sqft
N\ 2 SETBACK :
S N N . . ADMINISTRATION 9 1,239
/ (Sope per sorm waterpln) AN N . ASSISTED LIVING - 1 BED 41 22,190
| | \ . S | . ASSISTED LIVING - 2 BED 8 6,408
el ] N N 208! FRONT EXIST. SEWER . ASSISTED LIVING - STUDIO 17 6,713
| | /(ga.sl%ﬁ:fﬁf;c.) N "N SE{EQCK CASEMENF . CIRCULATION 5 8,031
1] g _ e S N h . N . CIRCULATION - VERTICAL 6 910
z . g = . h STEEL GATE AN N . CTRY KITCHEN 7 1,251
> = 2 N b eraces \ AN . MECHANICAL 6 596
Z /‘Cﬁm?;EvT/i%PEB N h N o[ o <7 N h N AN . .MEMORY CARE - 1 BED 22 8,685
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AN N .
[oone soor}—— N N 3 302sqft
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N \ >
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