
City of Escondido 
Zoning Administrator 

 

Decisions of the Zoning Administrator may be appealed to the Planning Commission pursuant 
to Zoning Code Section 33-1303 

  Rev. 03/06/18 

MEETING AGENDA  
201 North Broadway 

City Hall – Planning Conference Room 
January 30, 2025 

4:00 p.m. 
 
A. Call to Order:  _______________ 

 
Zoning Administrator: Veronica Morones, City Planner 
 
Staff Present: _________________________________________________ 
 

B. Agenda items:  
 

1. PL24-0283 – Minor Conditional Use Permit  
 
REQUEST: A request for a Minor Conditional use Permit to allow Massage Services 
within the existing shopping center (North County Mall). The site is zoned Planned 
Development – Commercial (PD-C) and has a General Plan land use designation of 
Planned Commercial (PC). The request also includes an environmental determination 
for the project. 
 
PROPERTY LOCATION: On the north side of E. Via Rancho Parkway, between 
Interstate 15 and Beethoven Drive, addressed as 272 E. Via Rancho Parkway, Suite 
# 309 (North County Mall; APN: 271-030-20-00). 
 
Applicant:  Cindy Fu, Soothing Relax 
Planner:   Alex Rangel, Assistant Planner I 
 
 
DECISION OF THE ZONING ADMINISTRATOR:   
____ Approved, as set to form 
____ Conditionally approved with the attached modifications 
____ Denied 
____ Continued to:  ___ Date Certain (__________) _____ Date Unknown 
____ Referred to Planning Commission 
 

2. PL24-0299 – Precise Plan Modification 
 

REQUEST: Approve a Precise Plan Modification (PHG12-0005) for the expansion of 
an existing restaurant space within an existing shopping center (North County Mall). 
The expansion will provide 1,210 square feet of covered outdoor dining area for an 
existing restaurant use. The site is zoned Planned Development – Commercial (PD-C) 
and has a General Plan land use designation of Planned Commercial (PC). 
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PROPERTY LOCATION: On the north side of E. Via Rancho Parkway, between 
Interstate 15 and Beethoven Drive, addressed as 272 E. Via Rancho Parkway, Suite 
# 309 (North County Mall; APN: 271-030-20-00). 
 
Applicant:  Giano Nguyen 
Planner:   Alex Rangel, Assistant Planner I 
 
 
DECISION OF THE ZONING ADMINISTRATOR:   
____ Approved, as set to form 
____ Conditionally approved with the attached modifications 
____ Denied 
____ Continued to:  ___ Date Certain (__________) _____ Date Unknown 
____ Referred to Planning Commission 

 
3. PL24-0294 – Request to rescind 2033 E. Washington Avenue from City’s Local 

Register 
 

REQUEST: The applicant requests to rescind the project site and its historic structures 
from the City’s Local Register, pursuant to the Escondido Zoning Ordinance, Article 
40, Section 33-795 and obtain approval for the issuance of a Certificate of 
Appropriateness for exterior changes to the primary residence and proposed permitted 
Accessory Dwelling Unit.  
 
PROPERTY LOCATION: 2033 E. Washington Avenue (APN: 231-021-05-00) 
 
Applicant: Tyler Caruso 
Planner: Melissa DiMarzo, Assistant Planner II 

 
DECISION OF THE ZONING ADMINISTRATOR:  
____ Approved, as set to form 
____ Conditionally approved with the attached modifications 
____ Denied 
____ Continued to:  ___ Date Certain (__________) _____ Date Unknown 
____ Referred to Planning Commission 

 
 
C. Adjournment: ___________ 
 
 
I certify that these actions were taken at the Zoning Administrator meeting on January 30, 2025. 

 

_________________________________  _________________________________ 

Zoning Administrator      Witness 



 Agenda Item No.: B.1 
Date: January 30, 2025 

 
 
 
 
 
 
 
CASE NUMBER:  PL24-0283 
 
APPLICANT:  Cindy Fu, Soothing Relax 
 
PROJECT LOCATION: On the north side of E. Via Rancho Parkway, between Interstate 15 

and Beethoven Drive, addressed as 272 E. Via Rancho Parkway, 
Suite # 309 (North County Mall; APN: 271-030-20-00). 

 
REQUEST: Approve a Minor Conditional Use Permit to allow Massage Services 

within the existing shopping center (North County Mall). The site is 
zoned Planned Development – Commercial (PD-C) and has a 
General Plan land use designation of Planned Commercial (PC). 

 
STAFF  
RECOMMENDATION: Approval 
 
GENERAL PLAN  
DESIGNATION:                     Planned Commercial (PC) 
  
ZONING: Planned Development – Commercial (PD-C) – Westfield North 

County Master Plan 
 
BACKGROUND/PROJECT DESCRIPTION:   
 
The project site is located at the southern end of the city, bounded by Interstate 15 to the west 
and Via Rancho Parkway to the south. The subject site is within the North County Mall, identified 
as Target Area 7, “Westfield’s Regional Shopping Center” within the City’s General Plan with a 
zoning of Planned Development – Commercial (PD-C), and governed by the Westfield North 
County Mall. The shopping center exists as a multi-story regional shopping center with several 
anchor tenants, smaller in-line shops, and free-standing up-scale dining establishments in its 
exterior pad-buildings surrounding the center. 
 
The subject site was most recently redeveloped under a modification to the Westfield North 
County Master Plan (PHG12-0005). The approval permitted the revitalization of the mall to include 
the following: expansion of permitted uses, exterior expansion of approximately 20,134 square 
feet of leasable floor area, design features, sign program alterations, and changes to the parking 

ZONING ADMINISTRATOR 
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requirements for the site. This revitalization effort was approved by the City Council in May of 
2012. 
 
Pursuant to the Westfield North County Master Plan, “massage services” as the principal use are 
permitted through a conditional use permit. The master plan defers to the Escondido Municipal 
Code (EMC) for the implementation and processing of a CUP. Pursuant to Section 33-1202(c)(2) 
of Article 61 (Administration and Enforcement), uses that entail no new construction or physical 
expansion may be permitted through the minor conditional use permit process. The proposed 
project entails only interior tenant improvements and furniture installation associated with the 
massage establishment.  
 
The applicant requests a Minor Conditional Use Permit (MCUP) for the operation of a massage 
establishment facility within the existing North County Mall. The massage area will occupy a 610 
square foot suite with two seated spaces, two bed spaces, and a reception area on the third floor 
of the North County Mall. The tenant space (Suite #309) is currently vacant, previously occupied 
by a commercial retail tenant.  
 
The proposed will provide multiple tiers of massage services, ranging from foot massage, 
chair/table massage, and full body massage. Business operations would be conducted during 
standard North County Mall hours, and subject to the property management requirements set 
forth by the North County Mall Operators. Hours of operation as of January 30, 2025, are listed 
as the following: Monday through Thursday: 10 a.m. to 8 p.m. Friday: 10 a.m. to 9 p.m. Saturday: 
10 a.m. to 9 p.m. Sunday: 11 a.m. to 7 p.m.  All massage services would be conducted entirely 
within the tenant space, and no exterior changes to the building are proposed as part of this 
request.  
 
Chapter 16A, “Massage Regulation” of the Escondido Municipal Code (EMC) further regulates 
massage establishments within the City. All owners, establishments, and operations must comply 
with the regulations therein, including licensing requirements. Three staff will be operating on-site, 
requiring current California Massage Therapy Council licenses. Massage Establishment Permits 
are processed through the Police Department under the processes dictated within Chapter 16A, 
Article 4 of the EMC. 
 
ANALYSIS: 
 

1. General Plan Conformance:  
 
Section J.2.g of the General Plan’s Land Use Element identifies the project site as Target 
Area 7, “Westfield Regional Shopping Center,” a multi-story regional shopping center with 
several anchor tenants and additional commercial uses.  
 



Zoning Administrator 
January 30, 2025 
PL24-0283 
 

a. Commercial Land Use Policy 8.3: Promote the development of a variety of commercial 
activities within the self-contained, comprehensively planned commercial centers 
within the Planned Commercial land use designation as described in Figure II-6. 
 
The proposed use would introduce an additional massage establishment to the 
shopping center for a total of two. Of the current active business licenses, only one of 
the active 166 licenses within the shopping center are dedicated to massage 
establishment. Approval of this request would increase the representation of service-
establishments within the shopping center and continue to serve the local community. 
 

b. Commercial Land Use Policy 8.7: Support efforts to strengthen and rehabilitate 
existing commercial areas east of the I-15 freeway. 
 
Occupancy rates within the mall have fluctuated over the years, specifically the subject 
tenant suite has been unoccupied for over 4 years, with the last business closing in 
February of 2020. This request would assist in occupying a vacant suite and assist in 
bringing additional business to the shopping center, and further populate the in-line 
shops with more amenities to the public.  

 
2. Zoning Code Conformance:  

 
The project site is located within the Planned Development – Commercial (PD-C) zoning 
designation, originally established under Case No. 80-182-PD. Planned development 
zones are governed under Article 19 of the Escondido Zoning Code (EZC), which 
establishes the purpose, provisions, and standards for this zoning. The subject site is also 
under the purview of the Westfield North County Master Development Plan, superseding 
standards within the municipal code with specific details for the overall development, 
intensity, and types of land uses, among other potential information and standards for the 
proposed development area.  
 
Case No. PHG12-0005 expanded and clarified the permitted land uses under the 
Westfield Regional Shopping Center. Pursuant the governing master plan, businesses 
offering massage services as the principal use are permitted through a conditional use 
permit. Pursuant to Section 33-1202(c)(2) of Article 61 (Administration and Enforcement), 
uses that entail no new construction or physical expansion may be permitted through the 
minor conditional use permit process. The proposed project entails only interior tenant 
improvements and furniture installation associated with the massage establishment.   
 
The Master Plan modification also includes a fixed parking ratio established for the entire 
shopping center, requiring 4 spaces per 1,000 square feet of leasable space. The 
proposed project will not increase the square footage of the shopping center, and no 
additional parking will be required.  
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Requirements for massage establishments are identified in Article 38 of the EZC, and 
Chapter 16A of the Escondido Municipal Code. Chapter 16A provides guidance to general 
definitions, operations, requirements, enforcement, and permitting operators and 
establishments. Massage establishment permits are issued directly by the Chief of Police, 
and must follow all provisions of Chapter 16A. The Police Department has reviewed the 
proposed use, and found no concerns with the establishment in this location. Conditions 
have been included within this CUP to ensure conformance with this chapter. 
 

ENVIRONMENTAL STATUS: 
 
The project is categorically exempt pursuant to California Environmental Quality Act (CEQA) 
Guidelines Section 15301 (Existing Facilities) as described further in the Findings of Fact, 
attached as Exhibit “B” to Zoning Administrator Resolution No. 2025-01. The proposed project 
would take place within a fully developed commercial shopping center, and there would be no 
proposed construction, physical alteration, or expansion of the existing suite.  

REASONS FOR RECOMMENDATION: 
 
The proposed new use is not anticipated to have any adverse impacts on the surrounding suites 
since it is located within an existing commercial space, surrounded by other commercial spaces 
within an existing shopping center. There are no sensitive uses in the immediate vicinity of the 
project, such as residential uses. Conditions of Approval have been included with the draft 
resolution to address potential areas of concern, and ensure compliance with all regulations within 
the Escondido Zoning Code.  
 
Therefore, staff recommends the Zoning Administrator approve the project as conditioned.  
 
Respectfully submitted, 
 

 
Alex Rangel 
Assistant Planner II 
 
ATTACHMENTS: 
 

1. General Plan Map, Zoning Map, and Aerial Map 
2. Site Plan and Floor Plans 
3. Draft Zoning Administrator Resolution No. 2025-01 

a. Exhibit “A,” “Legal Description” 
b. Exhibit “B,” “Findings of Fact” 
c. Exhibit “C,” “Project Plans” 
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d. Exhibit “D,” “Conditions of Approval” 
4. CEQA Notice of Exemption 

 
 
 
 
 
 
 
 



ATTACHMENT 1 

GENERAL PLAN, ZONING, AERIAL MAP 

PROJECT NO. PL24-0283 
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ATTACHMENT 2
PLANNING CASE NO PL24-0283 
SITE PLAN AND FLOOR PLANS





ATTACHMENT 3 
 

DRAFT ZONING ADMINISTRATOR RESOLUTION 2025-01 
 

PROJECT NO. PL24-0283 
 

 
                                                       Zoning Administrator 

 Hearing Date:  January 30, 2025 

 Effective Date: February 11, 2025 

 
RESOLUTION NO.  2025-01 

 

 A RESOLUTION OF THE ZONING ADMINISTRATOR 
OF THE CITY OF ESCONDIDO, CALIFORNIA, 
APPROVING A MINOR CONDITIONAL USE PERMIT 
FOR THE OPERATION OF A MASSAGE SERVICE 
USE INSIDE THE NORTH COUNTY MALL IN THE 
PD-C ZONE – WESTFIELD REGIONAL SHOPPING 
CENTER MASTER PLAN 

APPLICANT: Cindy Fu, Soothing Relax 

CASE NO:  PL24-0283 

 

 WHEREAS, the Zoning Administrator of the City of Escondido did, on January 

30, 2025, hold a public hearing to consider a request for a Minor Conditional Use Permit 

(MCUP) for the operation of a massage establishment use within an existing 610 square 

foot commercial space at the North County Mall; and 

 WHEREAS, the subject property is all that real property described in Exhibit 

“A”, which is attached hereto and made a part hereof by this reference as though fully set 

forth herein (“Property”); and 

 WHEREAS, evidence was submitted to and considered by the Zoning 

Administrator at or before the public hearing, including, without limitation, written 



information, and the staff report dated January 30, 2025, which along with its attachments 

is incorporated herein by this reference; and 

 WHEREAS, a notice was published and mailed as required by the Escondido 

Zoning Code Article 61, Division 6, Section 33-1300 and applicable State law; and 

 WHEREAS, the application was assessed in conformance with the California 

Environmental Quality Act (CEQA) and a Notice of Exemption was prepared for the 

project in conformance with CEQA Section 15301, Class 1, “Existing Facilities;” and  

 WHEREAS, a staff report was presented discussing the issues in the matter; 

and 

  

 NOW, THEREFORE, BE IT RESOLVED by the Zoning Administrator of the 

City of Escondido: 

 1. That the above recitations are true and correct. 

 2. That the Zoning Administrator has reviewed and considered the Notice of 

Exemption prepared for the project and has determined that it is complete and adequate, 

and there are no significant environmental effects which would result from the approval 

of this application. 

 3. That, considering the Findings of Fact attached as Exhibit “B” hereto, and 

applicable law, the Zoning Administrator hereby approves said Minor Conditional Use 

Permit (City File No. PL24-0283) as depicted on the project plans included as Exhibit “C,” 

and subject to the Conditions of Approval attached as Exhibit "D." 

 4. That this approval shall automatically become null and void unless the use 

authorized by this approval has commenced within 24 months of the date of this approval, 



unless an Extension of Time is granted pursuant to Article 61 of the Escondido Zoning 

Code. 

 BE IT FURTHER RESOLVED that, pursuant to Government Code Section 

66020(d)(1): 

 1. NOTICE IS HEREBY GIVEN that 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 Engineering Services Departments.  The project also is 

subject to dedications, reservations, and exactions, as specified in the Conditions of 

Approval. 

 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 Section 66020. 

 PASSED, ADOPTED AND APPROVED by the Zoning Administrator of the 

City of Escondido, California, at a regular meeting held on the 30th day of January, 2025. 

 

           
Veronica Morones, City Planner     ANNIE WARD 
Zoning Administrator     Witness 
 

 

    

Note: This action may be appealed to Planning Commission 
pursuant to Zoning Code Section 33-1303 



EXHIBIT “C” 
 

PLANNING CASE NO. PL24-0283 
 

LEGAL DESCRIPTION 
 

 



EXHIBIT “B” 
 

PLANNING CASE NO. PL24-0283 
 

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 the following exemption which has been determined to not have 
a significant effect on the environment, and are declared categorically exempt from the 
requirement for the preparation of environmental documents. The proposed Project is 
categorically exempt pursuant to CEQA Guidelines Section 15301 (“Existing Facilities”), 
in that the proposed project consists of a request for a service use (massage)  within an 
existing shopping center, with no exterior modification proposed.  

3. Further, the Project also does not trigger any exceptions to categorical exemptions 
identified in CEQA Guidelines section 15300.2. in that: 

a. Cumulative Impact.  The project will not result in a cumulative impact from 
successive projects of the same type in the same place, over time, as the project 
is consistent with the General Plan policies which were addressed in the General 
Plan Final EIR. Furthermore, the project will remain within the developed site and 
not expand beyond the existing building footprint to create an impact. 

b. Significant Effect. There are no unusual circumstances surrounding the project that 
would result in a reasonable possibility of a significant effect on the environment, 
as the area of impact is already disturbed and improved with an existing 
commercial shopping center. 

c. Scenic Highways. The project will not damage scenic resources, including trees, 
historic buildings, rock outcroppings, or similar resources as the areas of impact 
have already been disturbed. 

d. Hazardous Waste Sites. The project site is not located on a site as referenced in 
Section 65962.5 of the Government Code. 

e. Historical Resources. The project is not on a site which contains a significant 
historical resource, and would not cause a substantially adverse change to the 
significance of a historical resource. 

4. The Zoning Administrator has independently considered the full administrative record 
before it, which includes but is not limited to the January 30, 2025 Staff Report; testimony 
by staff and the public; and other materials and evidence submitted or provide 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.  

CONDITIONAL USE PERMIT Findings (PL24-0283) 
(Section 33-1203 of Article 61, Division 1 – CONDITIONAL USE PERMITS of the Escondido 
Zoning Code) 

With respect to the Conditional Use Permit, the Zoning Administrator finds the following findings 
for approval: 

1. A conditional use permit should be granted upon sound principles of land use and in 
response to services required by the community; 

The existing North County Mall is a multi-story regional shopping center, identified in the City’s 
General Plan as an opportunity area for attractive businesses including office, commercial, and 
entertainment. The North County Mall permits the use of “massage services” via the conditional 
use permit process as referenced within the permitted use table. The proposed massage 
establishment would be a beneficial personal service for the regional community. 
 

2. A conditional use permit should not be granted if it will cause deterioration of bordering 
land uses or create special problems for the area in which it is located; 

The project site has been developed for a variety of commercial uses within the North County 
Mall, and no building expansions are proposed as part of the project. The massage services would 
be conducted entirely inside a 610 square foot tenant space within the commercial shopping 
center. There is adequate parking available on site, and all activities would be subject to the 
requirements of the adopted Escondido Zoning Code. 

3. A conditional use permit must be considered in relationship to its effect on the community 
or neighborhood plan for the area in which it is located; 

The conditional use permit has determined the use to be compatible with the surrounding 
properties as it adheres to the Master Plan, Escondido Municipal Code and General Plan policies. 
The proposed use is located within an existing shopping center, which will not expand beyond the 
existing building footprint. The use is permitted via the review of a CUP as noted in the Master 
Plan and will continue to follow all guidelines identified in Target Area G – Westfield Regional 
Shopping Center as identified within the General Plan Land Use and Community Form Element.  
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EXHIBIT "C"
PLANNING CASE NO PL24-0283 
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EXHIBIT “C” 
 

PLANNING CASE NO. PL24-0283 
 

CONDITIONS OF APPROVAL 

 

This Project is conditionally approved as set forth on the application received by the City of 
Escondido on October 9, 2024, and the Project drawings consisting of Site Plans, Floor Plans, 
Sections, Architectural Elevations, Civil Sheets/Grading, Landscape Plans and Colored 
Elevations, received on October 9, 2024; all designated as approved on January 30, 2025, and 
shall not be altered without express authorization by the Development Services Department. 

For the purpose of these conditions, the term “Applicant” shall also include the Project proponent, 
owner, permittee, and the Applicant’s successors in interest, as may be applicable. 

A. General:  
 
1. The conditional use permit shall become null and void if not utilized within 24 months of the 

effective date of approval.  

2. All previous conditions of 80-182-PD, 81-176-PD, and any subsequent modifications, shall 
remain in effect unless expressly modified herein. 

3. The conditional use permit allows for massage services to be provided within an existing 
tenant space, as described in the January 30, 2025, Zoning Administrator staff report, which 
is incorporated herein by this reference as though fully set forth herein. No other activities are 
permitted by this approval. No outdoor use or component is permitted as a part of this 
condition use permit.  

4. All business operations shall be conducted during standard North County Mall hours of 
operation. Hours of operation as of January 30, 2025, are listed as the following: Monday 
through Thursday: 10 a.m. to 8 p.m. Friday: 10 a.m. to 9 p.m. Saturday: 10 a.m. to 9 p.m. 
Sunday: 11 a.m. to 7 p.m.  

5. A valid City of Escondido Business License, identifying the operation as a massage 
establishment, shall be maintained at all times for the massage establishment use. 

6. The Applicant shall require all operators and technicians possess and display a valid and 
current California Massage Therapy Council certificate at all times. 

7. The Applicant will be subject to all requirements of Chapter 16A, Article 2 (Massage 
Regulation) of the Escondido Municipal Code shall be in effect at all times.  

8. The business owner will maintain appropriate fire access and ADA compliant paths of travel 
shall be maintained, as may be required by the Fire Department and Building Division.  



9. No signage is approved as part of this permit. All proposed signage shall conform to Article 
66 - Escondido Sign Ordinance and the North County Mall Comprehensive Sign Program. 
Separate sign permits will be required for project signage that is visible from outside the mall.  

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

11. The Applicant/business owner of the conditional use permit shall make the premises available 
for inspection by City staff during normal operating hours, and shall provide such business 
records, licenses, and other materials necessary to show compliance with these conditions of 
approval.  

12. This item may be referred back to the Zoning Administrator for review and possible revocation 
or modification at a duly noticed public hearing upon receipt of nuisance complaints and/or 
non-compliance with the conditions of approval.  

13. The legal description attached to this report as Exhibit “A” has been provided by the applicant, 
and neither the City of Escondido nor any of its employees assume responsibility for the 
accuracy of said legal description.  

14. The City of Escondido hereby notifies the applicant that the County Clerk’s office requires a 
documentary handling fee of $50.00 in order to file a Notice of Exemption for the project 
(environmental determination for the project). In order to file the Notice of Exemption with the 
County Clerk, in conformance with the California Environmental Quality Act (CEQA) section 
15062, the applicant should remit to the City of Escondido Planning Division, within two 
working days of the final approval of the project (the final approval being the hearing date of 
the Zoning Administrator), a check payable to the “San Diego County Clerk” in the amount of 
$50.00. The filing of a Notice of Exemption and the posting with the County Clerk starts a 35-
day statute of limitations period on legal challenges to the agency’s decision that the project 
is exempt from CEQA. Failure to submit the required fee within the specific time noted above 
will result in the Notice of Exemption not being filed with the County Clerk, and a 180-day 
statute of limitations will apply.  



ATTACHMENT 4 
 

PLANNING CASE NO. PL24-0283 
 

NOTICE OF EXEMPTION 

Updated: 6/17/2021 

 

 
   CITY OF ESCONDIDO 

PLANNING DIVISION 
201 NORTH BROADWAY 

ESCONDIDO, CA 92025-2798 
760-839-4671 

 
 Notice of Exemption  
 
To: Assessor/Recorder/County Clerk 

Attn: Fish and Wildlife Notices 
1600 Pacific Hwy, Room 260 
San Diego, CA  92101 
MS: A-33 

 
From: City of Escondido 
              Planning Division 

201 North Broadway 
Escondido, CA  92025 

 

 
Project Title/Case No: Minor Conditional Use Permit / PL24-0283 
Project Location - Specific: On the north side of E. Via Rancho Parkway, between Interstate 15 and Bear Valley 
Parkway, addressed as 272 E. Via Rancho Parkway (Westfield North County Mall; APN:  271-030-20-00). 
Project Location - City:  Escondido   Project Location - County:  San Diego 
Description of Project:  A request for a Minor Conditional Use Permit to allow Massage Services within the existing 
shopping center (North County Mall). The site is zoned Planned Development – Commercial (PD-C) and has a 
General Plan land use designation of Planned Commercial (PC). 
Name of Public Agency Approving Project:  City of Escondido 
Name of Person or Agency Carrying Out Project: 
Name: Cindy Fu, Soothing Relax 
Address: 39556 Verbena Way, Temecula, CA 92591   Telephone: 626-589-5686 
 

 Private entity  School district  Local public Agency  State agency  Other special district 
 
Exempt Status:  
The project is categorically exempt pursuant to California Environmental Quality Act (CEQA) Guidelines section 15301 
(Existing Facilities). 

Reasons why project is exempt: 

- The project is consistent with the City of Escondido Zoning Code and General Plan, and no variances are 
required. The subject parcel is located in a developed area of the City, which has all services, public utilities, 
and access available on site.  

- The proposed Project is categorically exempt pursuant to CEQA Guidelines Section 15301 (“Existing 
Facilities”), in that the proposed project consists of a request for a service use (massage) within an existing 
shopping center, with no exterior modification proposed. 

- The request is to establish massage services inside the existing North County Mall, and does not propose 
an expansion to the existing building. Approval of the project would not result in any significant effects relating 
to traffic, air quality, or water quality.  

- The site has been completely developed, and has no value as habitat for endangered, threatened, or rare 
species. The proposed development would not have the potential to cause an adverse impact on the 
environment and is not subject to further CEQA review.  

- Furthermore, none of the exceptions listed under CEQA Guidelines section 15300.2, in that: 
o Cumulative Impact.  The project will not result in a cumulative impact from successive projects of the same 

type in the same place, over time, as the project is consistent with the General Plan policies which were 
addressed in the General Plan Final EIR. Furthermore, the project will remain within the developed site 
and not expand beyond the existing building footprint to create an impact. 

o Significant Effect. There are no unusual circumstances surrounding the project that would result in a 
reasonable possibility of a significant effect on the environment, as the area of impact is already disturbed 
and improved with an existing commercial shopping center. 

o Scenic Highways. The project will not damage scenic resources, including trees, historic buildings, rock 
outcroppings, or similar resources as the areas of impact have already been disturbed. 



o Hazardous Waste Sites. The project site is not located on a site as referenced in Section 65962.5 of the 
Government Code. 

o Historical Resources. The project is not on a site which contains a significant historical resource, and 
would not cause a substantially adverse change to the significance of a historical resource. 

Lead Agency Contact Person:  Alex Rangel Area Code/Telephone/Extension: 760-839-4542 
 
Signature:    
 Alex Rangel  Date 

 Assistant Planner II 
 Signed by Lead Agency  Date received for filing at OPR:       

 Signed by Applicant 



Agenda Item No.: B.2 
Date: January 30, 2025 

 
 
 
 
 
 
 
CASE NUMBER:  PL24-0299 
 
APPLICANT:  Giano Nguyen 
 
PROJECT LOCATION: On the north side of E. Via Rancho Parkway, between Interstate 15 

and Beethoven Drive, addressed as 272 E. Via Rancho Parkway, 
Suite # 309 (North County Mall; APN: 271-030-20-00). 

 
REQUEST: Approve a Precise Plan Modification (PHG12-0005) for the 

expansion of an existing restaurant space within an existing 
shopping center (North County Mall). The expansion will provide 
1,210 square feet of covered outdoor dining area for an existing 
restaurant use. The site is zoned Planned Development – 
Commercial (PD-C) and has a General Plan land use designation 
of Planned Commercial (PC). 

 
STAFF  
RECOMMENDATION: Approval 
 
GENERAL PLAN  
DESIGNATION:                     Planned Commercial (PC) 
  
ZONING: Planned Development – Commercial (PD-C) – Westfield North 

County Master Plan 
 
BACKGROUND/PROJECT DESCRIPTION:   
 
The project site is located within Target Area 7, “Westfield’s Regional Shopping Center” of the 
City’s General Plan, and zoned Planned Development – Commercial zone (PD-C). The shopping 
center exists as a multi-story regional shopping center with several anchor tenants, smaller in-
line shops, and free-standing up-scale dining establishments in its exterior pad-buildings 
surrounding the center which was originally constructed in 1981. 
 
The North County Mall area was most recently redeveloped under a modification to the Westfield 
North County Master Plan (PHG12-0005) which proposed a complete revitalization of the mall 
including an expansion of permitted uses, exterior expansion and design features, sign program 

ZONING ADMINISTRATOR 
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alterations, and changes to the parking requirements for the site. This revitalization effort was 
approved by the City Council in May of 2012. 
 
The applicant requests a Precise Plan Modification (“PD-Mod”) to construct 1,210 square feet of 
outdoor dining space for an existing, unoccupied restaurant tenant space at the North County 
Mall. The proposed expansion consists of a covered patio that wraps around the existing 4,510 
square foot building inclusive of dining facilities. The proposed expansion will not involve a change 
of use to the existing tenant suite, as the request entails only providing additional outdoor dining 
services adjacent to the restaurant. Business operations for the outdoor dining area would be 
conducted during the hours of the interior restaurant operations, specifically from 10 a.m. to 9 
p.m., and would include alcoholic beverages for consumption within the outdoor dining area by 
patrons of the restaurant only. The business will be subject to all property management 
requirements set forth by the North County Mall Operators.  
 
Article 19, Section 33-410 of the Escondido Zoning Code identifies the implementation of a 
precise development plan, ensuring the consistency of a previously approved master 
development plan’s purpose, character, and established development standards. Modifications 
to previously approved precise development plans may be approved by the Zoning Administrator, 
subject to Section 33-411 of the Escondido Zoning Code. 
 
ANALYSIS: 
 

1. General Plan Conformance:  
 
Section J.2.g of the General Plan’s Land Use Element identifies the project site as Target 
Area 7, “Westfield Regional Shopping Center,” a multi-story regional shopping center with 
several anchor tenants and additional commercial uses.  
 
a. Commercial Land Use Policy 8.3: Promote the development of a variety of commercial 

activities within the self-contained, comprehensively planned commercial centers 
within the Planned Commercial land use designation as described in Figure II-6. 
 
The proposed project involves the expansion of an existing restaurant use within the 
commercial shopping center. Restaurant uses are permitted by right as one of the 
many uses approved within the shopping center, and the proposed project will involve 
an additional amenity to the center as a well-established restaurant use and outdoor 
dining component. Outdoor dining will enhance the patron experience with its 
availability and add opportunities for similar uses to potentially expand and serve the 
needs of patrons within the area. 
 

b. Commercial Land Use Policy 8.7: Support efforts to strengthen and rehabilitate 
existing commercial areas east of the I-15 freeway. 
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The shopping center is experiencing challenges with tenant occupancy and as a result 
this effort to expand the use would support the revitalization of the center and align 
with Policy 8.7. The suite proposed to be occupied has been unoccupied for over three 
years. The outdoor use permits an additional amenity to support retaining and enticing 
additional business into the shopping center, and further populate the in-line shops 
with more amenities to the public. 

 
2. Zoning Code Conformance:  

 
The project site is located within the Planned Development – Commercial (PD-C) zoning 
designation, originally established under Case No. 80-182-PD. Planned development 
zones are governed under Article 19 of the Escondido Zoning Code (EZC), which 
establishes the purpose, provisions, and standards for this zoning. The Master 
Development Plan provides details for the overall development, intensity, and types of 
land uses, among other potential information and standards for the proposed development 
area.  
 
Case No. PHG12-0005, a modification to the Master and Precise Development Plan for 
Westfield North County Mall, expanded and clarified the gross leasable floor area 
permitted under the shopping center. The project proposed a total gross leasable floor 
area of 1,279,485 square feet of space, including multiple additions throughout the mall’s 
interior and exterior tenant spaces. Pursuant to Section 33-410 of Article 19 (Planned 
Development Zones), the Zoning Administrator shall have the authority to approve 
changes to a precise development plan upon review and determination that the proposed 
changes are consistent with the purpose, character, and established development 
standards of the master development plan. The proposed project is consistent with the 
master plan as the existing restaurant use is consistent with the land uses identified within 
the planned development, and there are no additional limitations or development 
standards associated with the master plan as approved.  
 
The previous master plan modification also amended the parking requirements for the 
shopping center, reducing the parking standards to 4 spaces per 1,000 square feet of 
gross leasable floor area. This calculation requires that the existing shopping center 
provide 5,118 parking spaces. The shopping center is currently providing 5,775 parking 
spaces within the existing parking areas for the site. The proposed project will be 
increasing the floor area of the site by 1,210 square feet, changing this requirement to 
5,122 parking spaces. This parking requirement will still be under the provided 5,775 
parking spaces, and not require any additional parking calculation or parking area for the 
shopping center.  
 
The project application included a scoping agreement that shows the proposed expansion 
of dining area would not result in any adverse traffic impacts, as the use is permitted within 
the regional shopping center and no changes to on-site circulation would occur.  
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Outdoor dining provisions are also subject to Article 57, Section 33-1111 of the Escondido 
Zoning Code. The project has been reviewed for conformance with all subsections, and 
has been found to be in conformance with the zoning code. Such requirements include 
limitations on hours of operation to coincide with the restaurant use, limitation on food 
preparation within the outdoor dining space, and limitations on alcoholic beverages to 
include locations, security, and licensing requirements. Associated conditions of approval 
have been implemented based on the requirements of this section.  

ENVIRONMENTAL STATUS: 
 
The project is categorically exempt pursuant to California Environmental Quality Act (CEQA) 
Guidelines Section 15301 (Existing Facilities) as described further in the Findings of Fact, 
attached as Exhibit “B” to Zoning Administrator Resolution No. 2025-02. The proposed project 
would take place within a fully developed commercial shopping center, and involve the expansion 
of 1,200 square feet of outdoor dining space, falling under the thresholds identified in Section 
15301(e)(2). 

REASONS FOR RECOMMENDATION: 
 
The proposed expansion of outdoor dining is not anticipated to have any adverse impacts on the 
surrounding suites since it is located within an existing commercial shopping center, and involves 
a minor expansion of an existing restaurant use. There are no sensitive uses in the immediate 
vicinity of the project, such as residential uses, as the nearest residential uses are located over 
1,500-feet from the parcel and are separated by a regional park. Further, no adverse impacts 
related to traffic would occur as the use is a permitted use pursuant to the governing Master 
Development Plan. Conditions of Approval have been included with the draft resolution to ensure 
compliance with all regulations within the Escondido Zoning Code.  
 
Therefore, staff recommends the Zoning Administrator approve the project as conditioned.  
 

Respectfully submitted, 
 

 
 
Alex Rangel 
Assistant Planner II 
 
ATTACHMENTS: 
 

1. General Plan Map, Zoning Map, and Aerial Map 
2. Site Plan and Floor Plans 
3. Draft Zoning Administrator Resolution No. 2025-02 
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a. Exhibit “A,” “Legal Description” 
b. Exhibit “B,” “Findings of Fact” 
c. Exhibit “C,” “Project Plans” 
d. Exhibit “D,” “Conditions of Approval” 

4. CEQA Notice of Exemption 



ATTACHMENT 1 

GENERAL PLAN, ZONING, AERIAL MAP 

PROJECT NO. PL24-0299 
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ATTACHMENT 2
PROJECT PLANS

PROJECT NO. PL24-0299
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ATTACHMENT 3 
DRAFT ZONING ADMINISTRATOR RESOLUTION 2025-02 

PROJECT NO. PL24-0299 
 

 Zoning Administrator 

 Hearing Date:  January 30, 2025 

 Effective Date: February 10, 2025 

 
RESOLUTION NO.  2025-02 

 
 A RESOLUTION OF THE ZONING ADMINISTRATOR 

OF THE CITY OF ESCONDIDO, CALIFORNIA, 
APPROVING A PRECISE PLAN MODIFICATION 
FOR THE EXPANSION OF OUTDOOR DINING FOR 
AN EXISTING RESTAURANT USE WITHIN THE 
NORTH COUNTY MALL IN THE PD-C ZONE – 
WESTFIELD REGIONAL SHOPPING CENTER 
MASTER PLAN 

 
APPLICANT: Giano Nguyen 
 
CASE NO:  PL24-0299 

 

 WHEREAS, the Zoning Administrator of the City of Escondido did, on January 

30, 2025 hold a public meeting to consider a request for a Precise Plan Modification for 

a 1,210 square foot outdoor dining expansion of an existing restaurant use on property 

addressed as 272 E. Via Rancho Pkwy, more particularly described in Exhibit “A,” and all 

persons desireing to speak did so; and 

 WHEREAS, evidence was submitted to and considered by the Zoning 

Administrator at or before the public meeting, including, without limitation, written 

information, and the staff report dated January 30, 2025, which along with its attachments 

is incorporated herein by this reference; and 

  



 WHEREAS,  the application was assessed in conformance with the California 

Environmental Quality Act (CEQA) and a Notice of Exemption was prepared in 

conformance with CEQA Guidelines sections 15061 and 15062; and 

 WHEREAS, a staff report was presented discussing the issues in the matter. 

  NOW, THEREFORE, BE IT RESOLVED by the Zoning Administrator of the City of 

Escondido: 

 1. That the above recitations are true and correct. 

 2. That the project is categorically exempt from further CEQA review 

pursuant to CEQA Guidelines section 15301 (Existing Facilities). The Zoning 

Administrator has reviewed and considered the Notice of Exemption prepared for the 

project and has determined that it is complete and adequate, and there are no significant 

environmental effects which are cannot be mitigated. 

 3. That, considering the Findings of Fact attached as Exhibit “B” hereto and 

applicable law, the Zoning Administrator hereby approves said Precise Plan Modification 

as depicted on the project plans included as Exhibit “C,” and subject to the Conditions of 

Approval attached as Exhibit "D." 

 4. That this approval shall automatically become null and void unless the use 

authorized by this approval has commenced within 36 months of the date of this approval, 

unless an Extension of Time is granted pursuant to Article 61 of the Escondido Zoning 

Code. 

 BE IT FURTHER RESOLVED that, pursuant to Government Code Section 

66020(d)(1): 



 1. NOTICE IS HEREBY GIVEN that 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 Engineering Services Departments.  The project also is 

subject to dedications, reservations, and exactions, as specified in the Conditions of 

Approval. 

 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 Section 66020. 

  



 PASSED, ADOPTED AND APPROVED by the Zoning Administrator of the 

City of Escondido, California, at a regular meeting held on the 30th  day of  January, 2025. 
 

 

 
          
Veronica Morones, City Planner    Annie Ward, WITNESS 
Zoning Administrator, 
City of Escondido 
 
 
 
    

Note: This action may be appealed to Planning Commission 
pursuant to Zoning Code Section 33-1303 



EXHIBIT “A” 
 

PLANNING CASE NO. PL24-0299 
 

LEGAL DESCRIPTION 
 

 



EXHIBIT “B” 
 

PLANNING CASE NO. PL24-0299 
 

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 the following exemption which has been determined to not have 
a significant effect on the environment, and are declared categorically exempt from the 
requirement for the preparation of environmental documents. The proposed Project is 
categorically exempt pursuant to CEQA Guidelines Section 15301 (“Existing Facilities”), 
in that the proposed project consists of a request to expand an existing restaurant use by 
1,210 square feet, falling beneath the identified 10,000 square feet threshold as listed in 
Section 15301(e)(2). 

3. Further, the Project also does not trigger any exceptions to categorical exemptions 
identified in CEQA Guidelines section 15300.2. in that: 

a. Cumulative Impact. The project will not result in a cumulative impact from 
successive projects of the same type in the same place, over time, as the project 
is consistent with the General Plan policies which were addressed in the General 
Plan Final EIR. 

b. Significant Effect. There are no unusual circumstances surrounding the project that 
would result in a reasonable possibility of a significant effect on the environment, 
as the area of impact is already disturbed and improved with an existing 
commercial shopping center. 

c. Scenic Highways. The project will not damage scenic resources, including trees, 
historic buildings, rock outcroppings, or similar resources as the areas of impact 
have already been disturbed. 

d. Hazardous Waste Sites. The project site is not located on a site as referenced in 
Section 65962.5 of the Government Code. 

e. Historical Resources. The project is not on a site which contains a significant 
historical resource, and would not cause a substantially adverse change to the 
significance of a historical resource. 

1. The Zoning Administrator has independently considered the full administrative record 
before it, which includes but is not limited to the January 30, 2025 Staff Report; testimony 
by staff and the public; and other materials and evidence submitted or provide 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. 

PLANNED DEVELOPMENT Findings (PL24-0299) 
(Section 33-403 of Article 19 – PLANNED DEVELOPMENT (P-D) ZONE of the Escondido 
Zoning Code) 

With respect to the Precise Plan Modification, the Zoning Administrator makes the following 
findings for approval: 

1. The location, design, and residential density of the proposed planned development is 
consistent with the goals and policies of the Escondido General Plan and any applicable 
specific plan or with any policies adopted by, or being considered by the Escondido city 
council, or in the process of being prepared and adopted; 

The proposed project is consistent with the goals and policies of the Westfield Regional Shopping 
Center, identified as Target Area 7 of the Escondido General Plan, and General Plan Policies 8.3 
and 8.7. The proposed project will involve the expansion of an existing restaurant use within the 
shopping center, and no changes to general plan policy or the master development plan are 
requested, as expansion of the outdoor dining area is a permitted use identified within the master 
development plan. 

2. The proposed location allows the planned development to be well integrated with its 
surroundings; 

The proposed project involves expansion of an existing restaurant use by increasing the outdoor 
dining area, and is well integrated with its surroundings as it is proposed within an established  
area of the existing restaurant building in which it will occupy. The architectural design and 
features of the proposed development remain consistent with the existing character of the overall 
shopping center.  

3. All vehicular traffic generated by the planned development will be accommodated safely 
and without causing undue congestion upon adjoining streets; 

The shopping center requires a parking ratio of 4.0 spaces per 1,000 square feet of leasable floor 
area, requiring a total of 5,118 parking spaces per previous Master Plan modification case number 
PHG12-0005. Approved plans provide a total of 5,775 spaces within the shopping center. The 
proposed project would increase parking demand on-site by 4 spaces totaling 5,122 spaces, and 
would fall under the maximum capacity of the site. 

Further, a traffic scoping agreement was submitted as part of this project and found to be under 
any significant thresholds that would yield adverse traffic impacts. The proposed project would 
result in negligible increases of trips to the regional facility, and no changes to the onsite and 
offsite circulation are proposed as part of the expansion of outdoor dining.  

4. The proposed location and design allows residents and business establishments 
proposed within the zone to be adequately serviced by existing or proposed public facilities 
and services and does not provide an undue or negative impact on existing public facilities 
and services. In appropriate circumstances, and as provided elsewhere by city code, the 



city may require that suitable areas for schools, parks and playgrounds, pedestrian ways 
or public open spaces be dedicated for public use, or reserved by deed covenant for the 
common use of all residents, establishments or operations in the development; 

The proposed project does not provide an undue or negative impact on existing public facilities 
and services, as it is an expansion of an existing restaurant use within an existing regional 
shopping center which is adequately services by such facilities, and no significant expansion is 
proposed. The proposed project will not be expanding or impacting existing utilities and will remain 
in compliance with existing regulations and requirements identified under the Escondido Municipal 
Code. 

5. The overall design of the proposed planned development produces an attractive, efficient 
and stable environment; 

The proposed project will be compatible with the existing shopping center as it follows the existing 
shopping center architecture, and will be compatible with its surroundings. City staff reviewed the 
design and found it to be consistent with the existing design of the center. 

6. The planned development is well integrated with its settings, does not require excessive 
earthmoving or grading, or destruction of desirable natural features, nor is visually 
obstructive or disharmonious with surrounding areas and facilities, and does not 
substantially harm major views from adjacent properties; 

The proposed project is well integrated with its settings, as the outdoor dining expansion is 
proposed on previously disturbed ground. No excessive earthmoving, grading, or destruction of 
desirable natural features will be part of this project. The exterior design is harmonious with the 
existing shopping center, and does not substantially harm major views from adjacent properties 
as the pad is located in the interior of the shopping center. 

7. The uses proposed have a beneficial effect not obtainable under existing zoning 
regulations. Any departure from existing ordinance requirements shall be warranted by 
the design and the amenities incorporated in the planned development in accord with 
adopted city policy. 

The proposed project does not involve any departures from existing ordinance requirements, and 
provides an existing amenity to the shopping center in the form of a restaurant use. The proposed 
outdoor dining expansion complies with all requirements of the Master Development Plan for the 
North County Mall and complies with the requirements for outdoor dining facilities identified within 
Article 57 of the Escondido Zoning Code.  
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EXHIBIT "C"
PROJECT PLANS

PROJECT NO. PL24-0299 
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EXHIBIT “C” 
 

PLANNING CASE NO. PL24-0299 
 

CONDITIONS OF APPROVAL 

 

This Project is conditionally approved as set forth on the application received by the City of 
Escondido on October 14, 2024, and the Project drawings consisting of Site Plans, Floor Plans, 
Sections, Architectural Elevations, Civil Sheets/Grading, Landscape Plans and Colored 
Elevations, received on October 14, 2024; all designated as approved on January 30, 2025, and 
shall not be altered without express authorization by the Development Services Department. 

For the purpose of these conditions, the term “Applicant” shall also include the Project proponent, 
owner, permittee, and the Applicant’s successors in interest, as may be applicable. 

1. General:  
 

1. Acceptance of Permit.  If the Applicant fails to file a timely and valid appeal of this Permit 
within the applicable appeal period, such inaction by the Applicant shall be deemed to 
constitute all of the following on behalf of the Applicant: 
 
a. Acceptance of the Permit by the Applicant; and 

 
b.  Agreement by the Applicant to be bound by, to comply with, and to do all things 

required of or by the Applicant pursuant to all of the terms, provisions, and 
conditions of this Project Permit or other approval and the provisions of the 
Escondido Municipal Code or Zoning Code applicable to such Permit. 

 
2. Permit Expiration. This permit shall expire 36 months from the effective date of approval, 

unless additional time is granted pursuant to the Map Act or to the Escondido Municipal 
Code. 
 
The Permit shall be deemed expired if a building permit has not been obtained or work 
has been discontinued in the reliance of that building permit.  If no building permits are 
required, the City may require a noticed hearing to be scheduled before the authorized 
agency to determine if there has been demonstrated a good faith intent to proceed, 
pursuant to and in accordance with the provision of this Permit.  

  

3. Certification.  The Director of Development Services, or his/her designee, is authorized 
and directed to make, or require the Applicant to make, all corrections and modifications 
to the Project drawings and any other relevant document comprising the Project in its 
entirety, as necessary to make them internally consistent and in conformity with the final 
action on the Project.  This includes amending the Project drawings as necessary to 



incorporate revisions made by the decision-making body and/or reflecting any 
modifications identified in these conditions of approval.  A final Approved Plan set, shall 
be submitted to the Planning Division for certification electronically.  Said plans must be 
certified by the Planning Division prior to submittal of any post-entitlement permit, including 
grading, public improvement, landscape, or building plans for the Project.  
 

4. Conformance to Approved Plans.  
 
a.  The operation and use of the subject property shall be consistent with the Project 

Description and Details of Request, designated with the Approved Plan set.   
 
b. Nothing in this Permit shall authorize the Applicant to intensify the authorized 

activity beyond that which is specifically described in this Permit.   
 

c. Once a permit has been issued, the Applicant may request Permit modifications.  
“Minor" modifications may be granted if found by the Director of Development 
Services to be in substantial conformity with the Approved Plan set, including all 
exhibits and Permit conditions attached hereto.  Such “minor” modifications shall 
be processed through a substantial conformance process identified by the 
Planning Division. Modifications beyond the scope described in the Approved Plan 
set may require submittal of an amendment to the Permit and approval by the 
authorized agency.   

 
5. Limitations on Use.  Prior to any use of the Project site pursuant to this Permit, all 

Conditions of Approval contained herein shall be completed or secured to the satisfaction 
of the Development Services Department.   
 

6. Certificate of Occupancy.  
 
a. No change in the character of occupancy or change to a different group of 

occupancies as described by the Building Code shall be made without first obtaining 
a Certificate of Occupancy from the Building Official, as required, and any such 
change in occupancy must comply with all other applicable local and state laws.   
 

b. Prior to final occupancy, a Planning Final Inspection shall be completed to ensure 
that the property is in full compliance with the Permit terms and conditions.  The 
findings of the inspection shall be documented on a form and content satisfactory 
to the Director of Development Services.   

   
7. Availability of Permit Conditions.  

 
a. Prior to building permit issuance, the Applicant shall cause a covenant regarding 

real property to be recorded that sets forth the terms and conditions of this Permit 



approval and shall be of a form and content satisfactory to the Director of 
Development Services. 

 
b. The Applicant shall make a copy of the terms conditions of this Permit readily 

available to any member of the public or City staff upon request.  Said terms and 
conditions shall be printed on any construction plans that are submitted to the 
Building Division for plan check processing. 

 
8. Right to Entry.  The holder of this Permit shall make the premises available for inspection 

by City staff during construction or operating hours and allow the investigations of property 
necessary to ensure that minimum codes, regulations, local ordinances and safety 
requirements are properly followed.  The Applicant shall provide such business records, 
licenses, and other materials necessary upon request to provide evidence of compliance 
with the conditions of approval, as well as federal, state, or laws.   
 

9. Compliance with Federal, State, and Local Laws.  Nothing in this Permit shall relieve 
the Applicant from complying with conditions, performance standards, and regulations 
generally imposed upon activities similar in nature to the activity authorized by this permit.  
(Permits from other agencies may be required as specified in the Permit’s Details of 
Request.)  This Permit does not relieve the Applicant of the obligation to comply with all 
applicable statutes, regulations, and procedures in effect at the time that any engineering 
permits or building permits are issued unless specifically waived herein.   
 
No part of this Permit’s approval shall be construed to permit a violation of any part of the 
Escondido Municipal or Zoning Code.  During Project construction and after Project 
completion, the Applicant shall ensure the subject land use activities covered by this 
Permit is conducted in full compliance with all local and state laws.    
 

10. Fees.  The appropriate development fees and Citywide Facility fees shall be paid in 
accordance with the prevailing fee schedule in effect at the time of building permit 
issuance, to the satisfaction of the Director of Development Services.  Through plan check 
processing, the Applicant shall pay development fees at the established rate. Such fees 
may include, but not be limited to: Permit and Plan Checking Fees, Water and Sewer 
Service Fees, School Fees, Traffic Mitigation Fees, Flood Control Mitigation Fees, Park 
Mitigation Fees, Fire Mitigation/Cost Recovery Fees, and other fees listed in the Fee 
Schedule, which may be amended.  Arrangements to pay these fees shall be made prior 
to building permit issuance to the satisfaction of the Development Services Department. 
 
Approval of this development project is conditioned upon payment of all applicable 
development fees and connection fees in the manner provided in Chapter 6 of the 
Escondido Municipal Code. 
 

11. Public Art Partnership Program.  All requirements of the Public Art Partnership 
Program, Ordinance No. 86-70 shall be satisfied prior to any building permit issuance.  



The ordinance requires that a public art fee be added at the time of the building permit 
issuance for the purpose of participating in the City Public Art Program. 
 

12. Clerk Recording.   
 
a. Exemption.  If the environmental determination prepared for the Project is a 

categorical exemption, the City of Escondido hereby notifies the Applicant that the 
County Clerk’s Office requires a documentary handling fee of $50 in order to file a 
Notice of Exemption.  In order to file the Notice of Exemption with the County Clerk, 
in conformance with California Environmental Quality Act (CEQA) Guidelines 
section 15062, the Applicant should remit to the City of Escondido Planning 
Division, within two working days of the final approval of the Project (the final 
approval being the date of this letter) a certified check payable to the “County 
Clerk” in the amount of $50.  The filing of a Notice of Exemption and the posting 
with the County Clerk starts a 35-day statute of limitations period on legal 
challenges to the agency’s decision that the Project is exempt from CEQA.  Failure 
to submit the required fee within the specified time noted above will result in the 
Notice of Exemption not being filed with the County Clerk, and a 180-day statute 
of limitations period will apply. 

 
b. For more information on filing fees, please refer to the County Clerk’s Office and/or 

the California Code of Regulations, Title 14, Section 753.5. 
 

13. Legal Description Adequacy.  The legal description attached to the application has been 
provided by the Applicant and neither the City of Escondido nor any of its employees 
assume responsibility for the accuracy of said legal description. 
 

14. Application Accuracy.  The information contained in the application and all attached 
materials are assumed to be correct, true, and complete.  The City of Escondido is relying 
on the accuracy of this information and Project-related representations in order to process 
this application.  Any permits issued by the City may be rescinded if it is determined that 
the information and materials submitted are not true and correct.  The Applicant may be 
liable for any costs associated with rescission of such permits. 
 

15. Revocation, Suspension, Modification.  At any time after Project implementation, the 
City may require a noticed public hearing to be scheduled before the Planning 
Commission to determine if there has been demonstrated a good faith intent to proceed 
in reliance on this approval.  This item may be referred to the appropriate decision-making 
body upon recommendation of the Director of Development Services for review and 
possible revocation or modification of the Permit regarding non-compliance with the 
Conditions of Approval. 
 
This Permit may be revoked, suspended or modified by the Planning Commission, or by 
the City Council on appeal, at any time regardless of who is the owner of the subject 



property or who has the right to possession thereof or who is using the same at such time, 
whenever, after a noticed hearing, and after the following findings are fully investigated: 

 

a. A violation of any term or condition not abated, corrected or rectified within the time 
specified on the notice of violation; or 
 

b. A violation of any City ordinance, state law, or federal law not abated, corrected or 
rectified within the time specified on the notice of violation; or 

 

c. The use as presently conducted creates or constitutes a nuisance. 
 

16. Indemnification, Hold Harmless, Duty to Defend.  
 
a. The Applicant shall indemnify, hold harmless, and defend (with counsel reasonably 

acceptable to the City) the City, its Councilmembers, Planning Commissioners, 
boards, commissions, departments, officials, officers, agents, employees, and 
volunteers (collectively, “Indemnified Parties”) from and against any and all claims, 
demands, actions, causes of action, proceedings (including but not limited to legal 
and administrative proceedings of any kind), suits, fines, penalties, judgments, 
orders, levies, costs, expenses, liabilities, losses, damages, or injuries, at law or in 
equity, including without limitation the payment of all consequential damages and 
attorney’s fees and other related litigation costs and expenses (collectively, 
“Claims”), of every nature caused by, arising out of, or in connection with (i) any 
business, work, conduct, act, omission, or negligence of the Applicant or the owner 
of the Property (including the Applicant’s or the owner of the Property’s contractors, 
subcontractors, licensees, sublessees, invitees, agents, consultants, employees, 
or volunteers), or such activity of any other person that is permitted by the Applicant 
or owner of the Property, occurring in, on, about, or adjacent to the Property; (ii) 
any use of the Property, or any accident, injury, death, or damage to any person 
or property occurring in, on, or about the Property; or (iii) any default in the 
performance of any obligation of the Applicant or the owner of the Property to be 
performed pursuant to any condition of approval for the Project or agreement 
related to the Project, or any such claim, action, or proceeding brought thereon.  
Provided, however, that the Applicant shall have no obligation to indemnify, hold 
harmless, or defend the City as to any Claims that arise from the sole negligence 
or willful misconduct of the City.  In the event any such Claims are brought against 
the City, the Applicant, upon receiving notice from the City, shall defend the same 
at its sole expense by counsel reasonably acceptable to the City and shall 
indemnify the City for any and all administrative and litigation costs incurred by the 
City itself, the costs for staff time expended, and reasonable attorney’s fees 
(including the full reimbursement of any such fees incurred by the City’s outside 
counsel, who may be selected by the City at its sole and absolute discretion and 



who may defend the City against any Claims in the manner the City deems to be 
in the best interests of the City).  

  
b. The Applicant further and separately agrees to and shall indemnify, hold harmless, 

and defend the City (including all Indemnified Parties) from and against any and 
all Claims brought by any third party to challenge the Project or its approval by the 
City, including but not limited to any Claims related to the Project’s environmental 
determinations or environmental review documents, or any other action taken by 
the City regarding environmental clearance for the Project or any of the Project 
approvals.  Such indemnification shall include the Applicant’s payment for any and 
all administrative and litigation costs and expenses incurred by the City in 
defending against any such Claims, including payment for all administrative and 
litigation costs incurred by the City itself, the costs for staff time expended, and 
reasonable attorney's fees (including the full reimbursement of any such fees 
incurred by the City’s outside counsel, who may be selected by the City at its sole 
and absolute discretion and who may defend the City against any Claims in the 
manner the City deems to be in the best interests of the City and the Project). 

 
c. The City, in its sole discretion and upon providing notice to the Applicant, may 

require the Applicant to deposit with the City an amount estimated to cover costs, 
expenses, and fees (including attorney’s fees) required to be paid by the Applicant 
in relation to any Claims referenced herein, which shall be placed into a deposit 
account from which the City may draw as such costs, expenses, and fees are 
incurred.  Within 14 days after receiving written notice from the City, the Applicant 
shall replenish the deposit account in the amount the City determines is necessary 
in the context of the further defense of such Claims.  To the extent such deposit is 
required by the City, the amount of such deposit and related terms and obligations 
shall be expressed in a written Deposit Account Agreement, subject to the City 
Attorney’s approval as to form.  The City, in its sole and reasonable discretion, 
shall determine the amount of any initial deposits or subsequent deposits of funds, 
and the Applicant may provide documentation or information for the City to 
consider in making its determinations.  Nothing within this subsection shall be 
construed as to relieve the Applicant’s obligations to indemnify, hold harmless, or 
defend the City as otherwise stated herein.     
 

2. Construction, Maintenance, and Operation Obligations:  
 

1. Code Requirements.  All construction shall comply with the applicable requirements of 
the Escondido Municipal Code, Escondido Zoning Code, California Building Code; and 
the requirements of the Planning Division, Engineering Services Department, Director of 
Development Services, Building Official, City Engineer, and the Fire Chief in carrying out 
the administration of said codes.  Approval of this Permit request shall not waive 
compliance with any City regulations in effect at the time of Building Permit issuance 
unless specifically waived herein. 



 
As a condition of receiving the land use approvals specified herein, Applicant shall 
maintain the property subject to the approvals in compliance with all applicable city codes 
governing the condition or appearance of property.  In addition to compliance with such 
basic standards, the property subject to these approvals shall also be maintained free of 
trash, plant debris, weeds, and concrete (other than existing foundations and permanent 
structures).  Any signs placed on the property advertising such property for sale or rent 
shall be in accordance with applicable laws, and be kept clean, in like-new condition, and 
free from fading and graffiti at all times.  This condition shall be applicable from the date 
the land use is approved.  The failure to comply with this condition shall subject the 
approvals specified herein to revocation for failure to comply. 
 

2. Agency License and Permitting.  In order to make certain on- or off-site improvements 
associated with the Approved Plan set, the Permit request may require review and 
clearance from other agencies.  Nothing in these Conditions of Approval shall be 
construed as to waive compliance with other government agency regulations or to obtain 
permits from other agencies to make certain on- or off-site improvements prior to Final 
Map recordation, grading permit issuance, building permit issuance, or certificate of 
occupancy as required.  This review may result in conditions determined by the reviewing 
agency.   

 

At all times during the effective period of this Permit, the Applicant and any affiliated 
responsible party shall obtain and maintain in valid force and effect, each and every 
license and permit required by a governmental agency for the construction, maintenance, 
and operation of the authorized activity. 

 

3. Utilities.  All new utilities and utility runs shall be underground, or fee payment in-lieu 
subject to the satisfaction of the City Engineer.   
 

4. Signage.  All proposed signage associated with the Project must comply with Article 66 
(Sign Ordinance) of the Escondido Zoning Code.  Separate sign permits will be required 
for Project signage.  All non-conforming signs shall be removed.  The Applicant shall 
submit with any sign permit graphic/list of all signs to be removed and retained, along with 
any new signage proposed.   
 

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

6. Lighting.  All exterior lighting shall conform to the requirements of Article 35 (Outdoor 
Lighting Ordinance) of the Escondido Zoning Code. 

 

7. General Property Maintenance. The property owner or management company shall 
maintain the property in good visual and functional condition. This shall include, but not 



be limited to, all exterior elements of the buildings such as paint, roof, paving, signs, 
lighting and landscaping.  The Applicant shall paint and re-paint all building exteriors, 
accessory equipment, and utility boxes servicing the Project, as necessary to maintain 
clean, safe, and efficient appearances. 
 

8. Anti-Graffiti.  The Applicant shall remove all graffiti from buildings and wall surfaces within 
48 hours of defacement, including all areas of the job site for when the Project is under 
construction.  
 

9. Anti-Litter. The site and surrounding area shall be maintained free of litter, refuse, and 
debris.  Cleaning shall include keeping all publicly used areas free of litter, trash, and 
garbage. 
 

10. Roof, Wall, and Ground Level Equipment.  All mechanical equipment shall be screened 
and concealed from view in accordance with Section 33-1085 of the Escondido Zoning 
Code. 
 

11. Trash Enclosures.  All appropriate trash enclosures or other approved trash systems 
shall be approved by the Planning and Engineering Division.  The property owner or 
management company shall be responsible for ensuring that enclosures are easily 
assessable for garbage and recyclables collection; and that the area is managed in a 
clean, safe, and efficient manner.  Trash enclosure covers shall be closed when not in 
use.  Trash enclosures shall be regularly emptied.  There shall be the prompt removal of 
visible signs of overflow of garbage, smells emanating from enclosure, graffiti, pests, and 
vermin.      
 

12. Staging Construction Areas.  All staging areas shall be conducted on the subject 
property, subject to approval of the Engineering Department.  Off-site staging areas, if 
any, shall be approved through the issuance of an off-site staging area permit/agreement.  

 

13. Disturbance Coordinator. The Applicant shall designate and provide a point-of-contact 
whose responsibilities shall include overseeing the implementation of Project, compliance 
with Permit terms and conditions, and responding to neighborhood concerns. 
 

14. Construction Waste Reduction, Disposal, and Recycling.  Applicant shall recycle or 
salvage for reuse a minimum of 65% of the non-hazardous construction and demolition 
waste for residential projects or portions thereof in accordance with either Section 4.408.2, 
4.408.3, or 4.408.4 of the California Green Building Standards Code; and/or for non-
residential projects or portions thereof in accordance with either Section 5.408.1.1, 
5.408.1.2, or 5.408.1.3 of the California Green Building Standards Code.  In order to 
ensure compliance with the waste diversion goals for all residential and non-residential 
construction projects, the Applicant must submit appropriate documentation as described 
in Section 4.408.5 of the California Green Building Standards Code for residential projects 
or portions thereof, or Section 5.408.1.4 for non-residential projects or portions thereof, 



demonstrating compliance with the California Green Building Standards Code sections 
cited above. 
 

15. Construction Equipment Emissions.  Applicant shall incorporate measures that reduce 
construction and operational emissions.  Prior to the City’s issuance of the demolition and 
grading permits for the Project, the Applicant shall demonstrate to the satisfaction of the 
Planning Division that its construction contractor will use a construction fleet wherein all 
50-horsepower or greater diesel-powered equipment is powered with California Air 
Resources Board (“CARB”) certified Tier 4 Interim engines or equipment outfitted with 
CARB-verified diesel particulate filters.  An exemption from this requirement may be 
granted if (i) the Applicant provides documentation demonstrating that equipment with Tier 
4 Interim engines are not reasonably available, and (ii) functionally equivalent diesel PM 
emission totals can be achieved for the Project from other combinations of construction 
equipment. Before an exemption may be granted, the Applicant’s construction contractor 
shall demonstrate to the satisfaction of the Director of Development Services that (i) at 
least two construction fleet owners/operators in San Diego County were contacted and 
those owners/operators confirmed Tier 4 Interim equipment could not be located within 
San Diego County during the desired construction schedule, and (ii) the proposed 
replacement equipment has been evaluated using the California Emissions Estimator 
Model (“CalEEMod”) or other industry standard emission estimation method, and 
documentation provided to the Planning Division confirms that necessary project-
generated functional equivalencies in the diesel PM emissions level are achieved. 
 

3. Specific Planning Division Conditions: 
 
1. All previous conditions of 80-182-PD, 81-176-PD, PHG12-0005 and any subsequent 

modifications, shall remain in effect unless expressly modified herein. 

2. The precise plan modification allows for a 1,210 square foot expansion of an existing 
tenant space, as described in the January 30, 2025, Zoning Administrator staff report, 
which is incorporated herein by this reference as though fully set forth herein. No other 
activities are permitted by this approval. No outdoor use or component is permitted as a 
part of this conditional use permit.  

3. The hours of operation shall be identical to those of the indoor operations of the eating 
establishment. All business operations shall be conducted Monday through Friday, 10 
a.m. to 9 p.m. 

4. A valid Alcohol Beverage Control (ABC) license shall be required for the sale and 
consumption of alcoholic beverages within the outdoor patio area. A copy of this license 
shall be provided to the Planning Division.  

5. The outdoor dining area may only serve food and beverages prepared or stocked for sale 
by the adjoining indoor eating establishment, provided that the service of alcoholic 
beverages solely for on-premises consumption by customers within the area of the 



outdoor dining area has been licensed by the state authorities to sell such beverages for 
consumption within the outdoor dining area. 

6. The preparation of food or busing facilities are prohibited within the outdoor dining areas.  

7. All outdoor dining furniture, including tables, chairs, umbrellas and planters, shall be 
moveable.  

8. A valid City of Escondido Business License shall be maintained at all times for the 
restaurant use. 

9. Outdoor dining shall meet current California Building Code and Americans with Disabilities 
Act requirements for accessibility.  

10. Appropriate fire access and ADA compliant paths of travel shall be maintained, as may be 
required by the Fire Department and Building Division.  

11. No signage is approved as part of this permit. All proposed signage shall conform to Article 
66 - Escondido Sign Ordinance and the North County Mall Comprehensive Sign Program. 
Separate sign permits will be required for project signage that is visible from outside the 
mall.  

12. This item may be referred back to the Zoning Administrator for review and possible 
revocation or modification at a duly noticed public hearing upon receipt of nuisance 
complaints and/or non-compliance with the conditions of approval.  



ATTACHMENT 4 
DRAFT NOTICE OF EXEMPTION 

PROJECT NO. PL24-0299 

Updated: 6/17/2021 

 

 
   CITY OF ESCONDIDO 

PLANNING DIVISION 
201 NORTH BROADWAY 

ESCONDIDO, CA 92025-2798 
760-839-4671 

 

 Notice of Exemption  
 
To: Assessor/Recorder/County Clerk 

Attn: Fish and Wildlife Notices 
1600 Pacific Hwy, Room 260 
San Diego, CA  92101 
MS: A-33 

 
From: City of Escondido 
              Planning Division 

201 North Broadway 
Escondido, CA  92025 

 

 
Project Title/Case No:  Precise Development Plan Modification Permit (PL24-0299) 
Project Location - Specific: On the north side of E. Via Rancho Parkway, between Interstate 15 and Bear Valley 
Parkway, addressed as 272 E. Via Rancho Parkway Suite #247 (Westfield North County Mall; APN: 271-030-20-00). 
Project Location - City:  Escondido   Project Location - County:  San Diego 
Description of Project:  Approval for a Precise Plan Modification for the expansion of an existing restaurant space 
within an existing shopping center (North County Mall). The expansion will provide 1,210 square feet of covered 
outdoor dining area for an existing restaurant use. The site is zoned Planned Development – Commercial (PD-C) 
and has a General Plan land use designation of Planned Commercial (PC). 
 
Name of Public Agency Approving Project:  City of Escondido 
 
Name of Person or Agency Carrying Out Project:  
Name: Giano Nguyen 
Address:  8311 Westminster Blvd. #310, Westminster, CA 92683  Telephone: 301-951-2469 
 

 Private entity  School district  Local public Agency  State agency  Other special district 
 
Exempt Status: 
The project is categorically exempt pursuant to CEQA Guidelines section 15301 (Existing Facilities). 
 
Reasons why project is exempt: 

- The project is consistent with the City of Escondido Zoning Code and General Plan, and no variances are 
required. The subject parcel is located within a developed area of the City, which has all services, public 
utilities, and access available on site. 

- The proposed Project is categorically exempt pursuant to CEQA Guidelines Section 15301 (“Existing 
Facilities”), in that the proposed project consists of a request to expand an existing restaurant use by 1,210 
square feet, falling beneath the identified 10,000 square feet threshold as listed in Section 15301(e)(2). 

- The request is for a 1,210 square foot outdoor dining expansion of an existing restaurant use on the exterior 
of the existing North County Mall, and does not propose a significant expansion to the existing building. 
Approval of the project would not result in any significant effects relating to traffic, air quality, or water quality.  

- The site has been completely developed, and has no value as habitat for endangered, threatened, or rare 
species. The proposed development would not have the potential to cause an adverse impact on the 
environment and is not subject to further CEQA review. 

- Further, the Project also does not trigger any exceptions to categorical exemptions identified in CEQA 
Guidelines section 15300.2. in that: 

o Cumulative Impact. The project will not result in a cumulative impact from successive projects of the 
same type in the same place, over time, as the project is consistent with the General Plan policies 
which were addressed in the General Plan Final EIR. 



o Significant Effect. There are no unusual circumstances surrounding the project that would result in a 
reasonable possibility of a significant effect on the environment, as the area of impact is already 
disturbed and improved with an existing commercial shopping center. 

o Scenic Highways. The project will not damage scenic resources, including trees, historic buildings, 
rock outcroppings, or similar resources as the areas of impact have already been disturbed. 

o Hazardous Waste Sites. The project site is not located on a site as referenced in Section 65962.5 of 
the Government Code. 

o Historical Resources. The project is not on a site which contains a significant historical resource, and 
would not cause a substantially adverse change to the significance of a historical resource. 

 

Lead Agency Contact Person:  Alex Rangel Area Code/Telephone/Extension:  
 
 
Signature:    
 Alex Rangel  Date 
 Assistant Planner II 
 

 Signed by Lead Agency  Date received for filing at OPR:       

 Signed by Applicant 



Agenda Item No.: B.3 
Date: January 30, 2025 

 
 
 
 
 
 
 
CASE NUMBER:  PL24-0294  
 
APPLICANT:   Tyler Caruso 
 
PROJECT LOCATION: 2033 E. Washington Avenue (APN: 231-021-05-00) 
 
REQUEST: The applicant requests to rescind the project site and its historic 

structures from the City’s Local Register, pursuant to the Escondido 
Zoning Ordinance, Article 40, Section 33-795. 

 
STAFF  
RECOMMENDATION: Approval 
 
GENERAL PLAN  
DESIGNATION:                     U1 – Urban I   
  
ZONING:                                R-1-6 (Single-Family Residential)  
 
BACKGROUND/PROJECT DESCRIPTION:   
 

The project site is located outside of the Old Escondido Neighborhood, on the east side of 
Washington Avenue, between North Midway Drive and Weatherby Avenue, addressed as 2033 
East Washington Avenue (APN: 231-021-05-00).  The project site is approximately 10,042 square 
feet and located in the Single-Family Residential zone (R-1-6) with a General Plan Designation 
of Urban I (U1) (Attachment 1).   

Per the Escondido Zoning Code (EZC), Article 40, Section 33-794, a historical resource must 
meet at least two criteria for addition to the local register. The City conducted an initial historic 
resources inventory in 1990 and determined the primary structure met the criteria for a “local 
contributor” per the City’s Historic Structure Categorization in the Historic Resources Survey of 
1990. The primary structure was then nominated by City staff for placement on the Local Register, 
and was officially placed on the Register by the City’s Historic Preservation Commission on May 
5, 1992. Staff asserted the subject site met criteria 2 and 5, which supported the project site’s 
nomination to the Local Register, and are further described below: 

ZONING ADMINISTRATOR 
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(2)  Escondido building or buildings that embody distinguishing characteristics of an 
architectural type, specimen, or are representative or a recognized architect’s work and 
are not substantially altered; and, 

(5)   Escondido historical resources that are fifty (50) years old or have achieved historical 
significance within the past fifty (50) years. 

The nomination report for the project site to the Local Register provided justification of the historic 
contribution as a “1-story Victorian Cottage with a hipped, gable roof with sheathing and slightly 
turned vertical shiplap siding. The siding butts into a horizontal band under the eaves and slightly 
turned vertical members finish the corners. A sloping roofed porch supported two, plain square 
posts shelters to the front door. The balustrade of pierced planks in a Dutch style is modern as 
are the aluminum framed windows. The landscaping is of high quality”. (Nomination Report under 
Attachment 2).  

In or around May of 2024, the property owner modified the subject property without the 
appropriate permits required by the City’s Municipal Code and was cited with a Code violation 
(Administrative Citation) on June 7, 2024, under Code Compliance case C24-0735.  Pursuant to 
Article 40 of the EZC, exterior improvements to a property on the Local Register would require a 
Certificate of Appropriateness (Section 33-798 (e)(B)). Without the Certificate of Appropriateness, 
the property owner replaced the structure’s aluminum frame windows with vinyl, replaced the 
vertical shiplap siding with stucco, and painted the structure. If the property owner obtained the 
Certificate of Appropriateness, they then would be subject to a building permit for the window 
replacement for compliance with Building Code requirements. After Code Compliance issued the 
citation for unpermitted work, the property owner met with Code Compliance, Building, and 
Planning staff to address the unpermitted changes via a request to rescind the Local Register 
status of the subject property (“Project”). Project materials submitted for the delisting request are 
provided under Attachment 6. Under the proposed Project, the unpermitted changes to the 
primary structure and site would not be subject to the Certificate of Appropriateness process and 
require only a subsequent building permit.  

 
ANALYSIS: 
The applicant prepared a Cultural Resources Report as part of the Historical Assessment for 2033 
E. Washington Avenue (Attachment 3) to evaluate whether the subject property meets the criteria 
required for rescinding pursuant to Article 40, Section 33-795 – Procedure and Criteria for 
Rescinding Local Register or Landmark Status.  Staff reviewed the project-specific Historical 
Resource Eligibility Evaluation for consistency with Section 33-795’s listed criteria, which are 
provided below for reference: 

(c) Criteria. The criteria listed in this section shall be used to determine whether to remove a 
resource from the local register or to rescind its local landmark designation. 

(1) New documentation has been presented disproving the information upon which the 
resource was placed on the local register or given landmark status; 
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(2) Evidence has been presented showing that modifications and alterations to the 
resource have eliminated the distinctive architectural features that warranted its 
placement on the local register or its designation as a local landmark. 

In addition to delisting requirements outlined in Section 33-795, Attachment 4 evaluates the 
structure in its current state against the Local Register Criteria listed in Article 40, Section 33-794.  
There are 13 listing criteria (as previously stated, Criteria 2 and 5 were used to originally justify 
the placement of the subject property); however, according to the Historical Assessment, the 
subject property would not currently qualify for listing on the Local Register based on these 
criteria. 

Table 1 below demonstrates the subject site’s consistency with the two listed criteria needed for 
delisting (Section 33-795 of Article 40).  A detailed substantiation of the criteria required for 
determination is provided under Attachment 4. 

Table 1 – Project Consistency with Delisting Criteria 

Criteria Project Consistency 
(1) New documentation has been presented 

disproving the information upon which 
the resource was placed on the local 
register or given landmark status 

• Records indicate the property was listed in 
error and bears no association with a 
prominent historical figure, nor does it 
match the description or setting provided 
on the Local Register listing. 

• The subject property did not possess the 
architectural characteristics of a Victorian 
Cottage at the time it was designated and 
does not possess distinctive characteristics 
of a Victorian Cottage now. 

• The subject property was originally 
constructed between 1898 and 1930, an 
addition was completed in 1945.  The 
residence was extensively remodeled in or 
around 1960. 

•  
(2)  Evidence has been presented showing 

that modifications and alterations to the 
resource have eliminated the distinctive 
architectural features that warranted its 
placement on the Local Register or its 
designation as a Local Landmark 

• Records indicate the property was listed 
in error and bears no association with a 
prominent historical figure, nor does it 
match the description or setting provided 
on the Local Register listing. 

• The subject property did not possess the 
architectural characteristics of a Victorian 
Cottage at the time it was designated and 
does not possess distinctive 
characteristics of a Victorian Cottage 
now. 

• The subject property has been altered 
extensively since its original construction.  
No documentation, photographic or 
otherwise supports the assertion of the 
1992 listing report that the structure 
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possesses architectural features of a 
Victorian Cottage.   

 

In order to delist a site from the City’s Local Register, the criteria provided in Table 1 above must 
be met.  Attachment 4 of this report analyzes the history of the subject property and uses historic 
resources such as the Escondido Historical Society, the Escondido City and Rural Directory, the 
San Diego Union Tribune, The Times-Advocate, and historic aerials, to support the findings that 
the property complies with Criteria (1) and (2) above. The Historical Assessment provided was 
reviewed by the City’s consultant who is a qualified professional under the Secretary of the 
Interior’s Standards for Historic Preservation, and found to be consistent with the requirements of 
Article 40, Section 33-795. 

STAFF RECOMMENDATION: 
 
Staff recommends the Zoning Administrator approve Resolution No. 2025-03, approving the 
request to delist the subject property from the City’s Local Register, pursuant to Article 40 Section 
33-795 of the Escondido Zoning Code. 
 
Respectfully submitted, 
 

Melissa DiMarzo 
 
ATTACHMENTS: 

1. General Plan Map, Zoning Map, and Aerial Map 
2. 2033 East Washington Avenue Historic Resources Form and Nomination Report (1992) 
3. Cultural Resources Report for the Historical Assessment for 2033 E. Washington Avenue 

(2024) 
4. Criteria to be Considered 
5. 350 South Vine Street Historic Resources Form and Nomination Report (1992) 
6. Project Materials (Delisting Application, Letter from Historian, Site Plan, Title Report) 
7. Zoning Administrator Resolution 2025-03, Exhibits A and B 
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General Plan Map, Zoning Map, and Aerial Map 
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ATTACHMENT 2  - PL24-0294 

City of Escondido 
HISTORIC RESOURCES INVENTORY 

"IFICATION AND LOCATION 
Historic Name 

Ser.No. 
Natl. Reg. Status 
Local Designation 

2. Common or Current Name Loca 1 Ranking Contributor 
3. Number & Street 2033 East Washington Avenue

Cross-Corridor 
City: Escondido Vicinity Only Zip 92025 County: San Diego 

4. UTM zone A E495 i.20 B N36668. 00 C Zone 11 D 

5. Quad map No. Parcel No. 231-021-05 Other 

DESCRIPTION 
6. Property Category If district,number of documented resources 
7. Briefly describe the present physical appearance of the property,including condition,

boundaries, related features, surroundings, and (if appropriate) architectural style.

This one story Victorian Cottage with a hipped, gable roof is sheathed in vertical shiplap siding. The siding butts into a horizontal band
under the eaves and slightly turned vertical members iinish the corners. A sloping roofed porch supported en t,o, plain square posts shslters the 
modern front door. ihe balustrade of pierced planks ir. a dutch style is modern as are the aluminum fmed windows. The landscaping is of a high 
quality. 
ihe architectural style is: Victorian Cottage 
ihe condition is: good 

ihe related features are: detached modern garage 
The surroundings are: residentiai; densely built-up 
The boundaries are: 

---

8. 

9. 

10. 

11. 

12. 

13. 

Planning Agency 
City of Escondidc 

Owner and Address 

Larry E. and Sheryl L. 

same 

Type of Ownership private 

Present Use residence 

Zoning 

Threats none known 













September 30, 2024 

ATTACHMENT 3
PL24-0294

CULTURAL RESOURCES REPORT 

FOR 

THE HISTORICAL ASSESSMENT FOR 

2033 E. WASHINGTON AVENUE 
ESCONDID, CALIFORNIA 92027

Prepared by: 
Kristi S. Hawthorne 
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September 30, 2024 
 
City of Escondido 
Development Services Department 
201 North Broadway 
Escondido CA 92025 
 
 
 RESULTS OF THE HISTORICAL CULTURAL ASSESSMENT FOR 2033 EAST 
WASHINGTON AVENUE, ESCONDIDO CA 92027 
 

I.     INTRODUCTION  
   

This letter details the findings of the historical assessment conducted for a single-family 
residence located at 2033 E. Washington Avenue in the City of Escondido, California 
92027 (Figures 1 and 2). This study was conducted to assess the building’s potential for 
historical and architectural significance as defined by the California Environmental 
Quality Act, and the impact of the proposed project. The house was included in the City 
of Escondido Historic Resources Survey prepared in 1990 by Donald A. Cotton 
Associates.  
 
The property description is: The Northwesterly 125.00 feet of the following described 
Parcel of land:  
 
That portion of Lot 8 and of the Washington Avenue, in Block 177 of Rancho Rincon 
Del Diablo, in the City of Escondido, County of San Diego, State of California, according 
to Map thereof No. 723, filed in the Office of the County Recorder of San Diego County, 
described as follows: 
 
Beginning at a point in the Northwesterly line of said Lot, distant thereon North 44° 25' 
West 289.59 from the most Northerly corner of said Lot; thence South 45° 35' East 
323.00 feet; thence South 44° 25' West, parallel with said Northeasterly line, 120.00 feet 
to a point in the Northeasterly line of the land described in the deed to Roscoe C. Acock, 
et ux, recorded April 14, 1958 in Book 7035, Page 567 of Official Records; thence along 
said Northeasterly line of said land and the Northwesterly prolongation thereof, North 
45° 35' West 363.00 feet to the center line of Washington Avenue; thence North 44° 25' 
East along said center line, 120.00 feet to a line which bears North 49° 35' West from the 
Point of Beginning; thence South 45° 35' East 40.00 feet to the Point of Beginning.  
 
The Assessor Parcel Number is 231-021-05-00. 
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   II.     PROJECT DESCRIPTION 
 
This resource consists of a single-story home and detached accessory building. The 
project plan is for the construction of an ADU on the property. 
 
 
 
 



 
 
 

 
 

Figure 1 Project Location, Escondido, San Diego County, California 



 

 

Figure 2 Project Location on USGS 7.5 Escondido Quadrangle (1901) 
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III.     HISTORICAL CULTURAL ENVIRONMENT 
 
The property is located on the south side of Escondido Avenue between Midway Drive 
and Weatherby Avenue. The subject property is located within Rancho Rincon Del 
Diablo, a former land grant owned by Juan Bautista Alvarado.  
 
The North County Times newspaper of Escondido published a history of Escondido on 
October 17, 1913 which began with Rancho Rincon Del Diablo:   
 
"The early history of Escondido would undoubtedly be interesting if it could be obtained, 
but this is difficult. About the first authentic date in the modern history of Escondido 
valley is May 18th, 1843. On that date the Mexican government granted to Juan Baptista 
(sic) Alvarado a tract of land then and still known as Rincon Del Diablo, containing 
three square leagues. The brave and adventurous dons, who first settled California found 
it quite inconvenient to take their land in a square, especially so when getting it in large 
tracts. Consequently, the lines are run more with a view of getting all the good land 
possible as well as all living water.  
 
During the next decade this rich grant of over 13,000 acres was cultivated in true 
Spanish fashion, that is a few wild cattle were placed on the ranch, and a long straggly 
ranch house was built. The latter was still standing only a few years back and stood as 
the silent monument to the energy of the early Spaniards. After Alvarado's death the heirs 
decided to dispose of the property and on November 4, 1864, the deeds were signed 
covering the entire property to Judge O. S. Witherby at a consideration of 30 cents an 
acre, or $4016.66 for the ranch. The investment did not prove profitable for some reason 
and on May 16, 1866, he sold the ranch, building and some 500 head of cattle to Edward 
McGeary and Wolfskill Bros. for $8000. John Wolfskill moved on the ranch as manager 
and inside of ten days sold over $5000 worth of cattle, off the ranch, leaving the net cost 
less than $3000. The cattle business had its up and downs during those years and the 
general tendency seemed to be down. Anyhow, the cattle were before long traded for 
sheep, with which the ranch was stocked. 
 
In the fall of 1883, a sale of the entire property was effected, to a syndicate of Stockton 
capitalists at the then considered magnificent price of $128,138.70. The purchasers were 
all shrewd businessmen who prepared 300 acres for vine planting. Two years later the 
company sold out its entire holdings. The new purchaser of this ranch was the Escondido 
Land and Town Company.  
 
The deed was recorded in February 1886, and the price paid was $178,000, or nearly 
$14 an acre. The boom in city real estate was now on in dead earnest all over Southern 
California and the completion of the Southern California railway to San Diego. The 
previous year had stimulated a desire in the minds of Escondidoans for direct railroad 
communications with the world. The nearest point by rail was Stewart’s landing, about 
18 miles southwest and from this point all lumber, material and provisions had to be 
hauled. Still a number of houses were built and considerable work done. 
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In March 1886 the Land and Town Company began active operations by laying out the 
town of Escondido in about the center of the tract and subdividing the entire tract into 5, 
10, 20 and 40 acre lots. While the survey was being made, there was a general boom 
going on all over the valley. Every day brought carriage loads of prospective purchasers, 
and when in August, the company’s books were opened for a business $50,000 worth of 
real estate had been marked off the maps. 
 
The first building of any size erected in the town was built by S. P. Abell and designed for 
a livery stable, but Mr. Abell soon found that his stalls were in great demand as 
bedrooms and during the next during the few weeks following, he did considerable 
business in lodging transients. The manager of the Escondido Land and Town Company 
at the time was C. E. Thomas, a man of exceptionally ability, push and pluck. The grant 
was rented for grain raising during the season of 1886 and as the harvest was very 
heavy, the company realized a good sum from its rental.  
 
One peculiar thing about the town of Escondido is, that notwithstanding the phenomenal 
activity in building, which followed close to the heels of the boom, there never there has 
never been a time up to date when any desirable building fit for occupancy has been idle 
very long, and there is not a single incomplete structure inside the corporate limits 
outside of those being erected."  
 
As late as 1946, an aerial image indicates that the immediate area was largely rural and 
even into the early 1960s was sparsely developed. Today the area is largely residential 
and Washington Avenue is a busy through street.  
 
 

HISTORICAL OVERVIEW 
 
A brief history written in 1963 by Margie B. Whetstone, a long-time resident of 
Escondido and one of the founding members of the Escondido Historical Society reads as 
follows: 
 
"The Indians were the first folk who found the Escondido Valley a good place in which to 
live, and they built their tiny villages here more than four thousand years ago, according 
to the late Malcolm Rogers, the well-known archeologist. These early people and their 
descendants left many legends and artifacts which add color to our history.  
 
Scouting parties from the San Diego Mission found the Indians living here and pressed 
them into service as shepherds and caretakers of the Mission flocks. When the Act of 
Secularization was passed in 1832 it broke up the large holdings of the Missions. The 
Indians who had lived at the Missions were given small parcels of land, but they had not 
learned the significance of ownership or property, and were soon cheated out of their 
holdings. 
 
Men in political favor then found it easy to acquire large parcels of this land. Thirty 
ranchos, as they were called, were distributed in San Diego County. One of these was 
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Rincon del Diablo; it was granted in 1843 to Juan Bautista Alvarado, who had been 
regidor of tiny Los Angeles pueblo and of San Diego. This grant, consisting of 12,633 
acres, now Escondido Valley, was called Rincon del Diablo, meaning “Corner of the 
Devil.” The origin of the name is not definitely known. A suggested explanation is that 
during the Mission period, this section was not under the jurisdiction of either San Luis 
Rey or San Diego Missions. Anything not held by the church belonged to the devil, so this 
Spanish grant became Rincon del Diablo. 
 
Senor Alvarado built a rather pretentious six-room adobe on a little knoll in Dead Horse 
Canyon, about a half mile south of “the Tepee” as a home for his wife, himself and their 
six children. Alvarado died on the ranch after only three years’ residence, and some time 
in the 1850 the heirs sold it to Judge Oliver S. Witherby of San Diego, who also was a 
member of the Boundary Commission, and San Diego’s first representative to the state 
legislature. It is reported that he was a jolly bachelor, who loved good food and dancing. 
Friends from San Diego would ride out on horseback to the Rancho, dance all night, and 
return to the city the next day. 
 
Judge Witherby sold the property in 1868 to the Wolfskill brothers, John, Josiah and 
Matthew, of Los Angeles, for $8000, and the Valley was known as Wolfskill Plains for a 
while. 
 
The land boom of the 1880s penetrated to Rincon del Diablo, and the first settlement was 
made near the present site of Jesmond Dene on the McDougall ranch, where a post office 
called Apex was opened with Mr. McDougall as postmaster. He was succeeded by 
Thomas W. Adams on June 28, 1883, and the name was changed to Escondido April 24, 
1884. 
 
According to a deed dated October 1883, a group of investors from Los Angeles and San 
Diego bought the grant from the Wolfskills for $128,000, but a year later sold it to a so-
called Escondido Company. This is the first time the name Escondido appears on a 
document. The Spanish name Escondido means “hidden” and was probably chosen 
because the valley is surrounded by foothills.  
 
On March 1, 1886, the Escondido Company deeded the grant to the newly formed 
Escondido Land & Town Company, which proceeded to subdivide the valley into small 
farms and lay out the town site. The Company even built a few houses in town, so that 
prospective residents would have places to move into while they were looking for 
property to buy. The need for water was urgent, so the first city wells and Pipe systems 
were started. 
 
In 1887 a 100-room hotel was built at the eastern end of Grand Avenue, on the present 
site of Palomar Hospital. A real estate brochure dated that year describes the hotel as 
one of the finest and best equipped in Southern California. For many years it served as 
the social center of the community, and many well-known people were entertained there 
as guests. 
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A branch line of the Santa Fe railway was extended to Escondido in 1887, and was a 
great boon to the community in the transportation of passengers and freight. As an 
inducement to the railroad company to build the line, the Land and Town Company 
offered a $50,000 bonus, which the railroad collected by laying the rails across the creek 
bed where the bridge was not completed. As the Land & Town Company had just erected 
a two-story building and opened a bank, they did not have the capital to proceed as 
planned. The company advertised for a buyer and A. W. Wohlford, who was living in the 
Midwest, read the advertisement and was interested. He later came to Escondido, bought 
the building and bank, and was prominent for many years in the financial development of 
the city. 
 
A trolley line from the depot up Grand Avenue to the Escondido Hotel was constructed, 
but it is questionable whether it was ever used except by railroad handcar crews. A 
horse-drawn bus from the Hotel did, however, meet the train each evening for years, and 
a reporter from the local paper was always on hand to greet people. 
 
The Escondido Land & Town Company donated alternate blocks on Grand Avenue to the 
University of Southern California as an endowment for a seminary, which was to be 
operated as a feeder for students to the University. The brick for the seminary, which was 
built on a sightly knoll overlooking the city, was made in Escondido. The college 
functioned only a few years, and in 1894 a High School district was formed and the 
building was acquired from the University of Southern California. The Land & Town 
Company also gave lots to any religious group which wished to build a church. 
 
The now famous Wyatt Earp, then a tavern owner in San Diego, was one of the judges of 
the horse races at a County Fair held in Escondido in 1889, on the Fair Grounds north of 
town. Sam Brannan, who is reputed to have been California’s first millionaire, spent his 
last years in Escondido. He planted a fig orchard here and hoped to make a fortune on it, 
but died penniless. 
 
The people who settled in Escondido in the early nineties were well educated and in 
comfortable financial circumstances; they built many beautiful homes, some of which are 
still standing. 
 
On October 8, 1888, Escondido was incorporated as a city with a simple form of 
government consisting of five trustees elected by the people. These trustees in turn elected 
one of the five to be president or mayor; A. K. Crovath was the first president. The voters 
also elected the city clerk, city treasurer and marshal. 
 
About 1891, the Escondido Irrigation District was organized and bonds in the amount of 
$350,000 were issued; they were sold to Henry W. Putnam of San Diego, for the 
construction of the Escondido Reservoir, later named Lake Wohlford. A period of 
depression followed, and many people were not able to pay their irrigation taxes; finally, 
a compromise was worked out, whereby the land would be released from the bonded 
indebtedness upon payment of 43% of the amount due. The burning of the bonds was the 
occasion for a joyful celebration on Admission Day, September 9, 1905, and a crowd of 
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three thousand people gathered at the Lime Street school grounds in what is now Grape 
Day Park. When the papers went up in flames, men tossed their hats into the air and 
women waved their handkerchiefs; Judge J. N. Turrentine gave the speech of the day, 
which was loudly applauded. 
 
On September 9, 1908, the people of Escondido started holding an annual celebration in 
remembrance of the burning of the bonds. It was called “Grape Day” because grapes 
were then one of the most important agricultural products of the valley, and each yearly 
celebration, tons of free grapes were distributed to the crowds. W. L. Ramey of the 
Escondido Lumber Hay and Grain Company, and Sig Steiner, early store owner and 
civic leader, were the originators of Grape Day, the community’s largest event for many 
years. 
 
The education of its children has always been foremost in the minds of the Escondido 
residents. The first school was built near the Rock Springs Road in 1880 and Elizabeth 
Judson Roberts, who has been mentioned before, was the first teacher. This school was 
soon outgrown and a two-story, brick building was erected on the present site of Grape 
Day Park; it was named the Lime Street School. At the present time in the city there are 
two high schools, two junior high schools, six elementary schools and several parochial 
schools. 
 
With a population of about 1200 in 1900, Escondido began its slow but steady climb to 
prosperity and a population of more than 24,000. Factors which have contributed to its 
growth have been the citrus and grape industries, and hay and grain farming. Lemon 
production was at its prime for two decades, starting from the late twenties; Escondido 
once boasted the largest lemon packing house in the world. Avocados were first planted 
here in the twenties and are still a big business. A large packing plant is maintained for 
the handling of the fruit. 
 
The acquisition of water from the Colorado River aqueduct made farming more 
diversified. Now the orchards are being removed to make way for homes and 
subdivisions, and the Chamber of Commerce has been successful in attracting light 
industry to the valley as a means of broadening the tax base." 
 
 

   IV.     METHODS AND RESULTS 
   

Background studies consisting of research from the Escondido newspapers, the 
Escondido Historical Society, San Diego County Master Property Records, a field check 
of the property, photographs, census records, and recorded deeds were conducted as part 
of the project. Primary, Continuation and Building, Structure and Object forms for the 
resource were completed and appear in this report as Appendix A. 
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DESCRIPTION OF RESOURCE 

The dwelling at 2033 E. Washington Avenue is a one-story, 912 square ft. wood-frame 
house with a pyramidal roof. It was originally square in shape and was likely built as a 
Classic Box farmhouse. 

The original description in the 1990 Historic Resources Inventory describes the house as 
follows: “This one-story Victorian cottage with a hipped gable roof is sheathed in a 
vertical shiplap siding. The siding butts into a horizontal band under the eaves and 
slightly turned vertical members finish the corners. A sloped roof porch supported on 
two, plain square post shelters the modern front door. The balustrade of pierced planks 
in a Dutch style is modern as are the aluminum frame windows.” It concludes stating: 
“Despite its fairly extensive alterations, the cottage retains much if its architectural 
integrity.” 

It is questionable as to what integrity was retained except for the roof shape and chimney. 
If in fact this was a Victorian Cottage, all features were removed by the time the house 
was evaluated in 1990. This description of a Victorian cottage misses the mark as 
Victorian-style homes, whether small cottages or large houses, often have steep roofs, are 
asymmetrical in shape, feature large porches with spindle-work or "gingerbread" along 
with stain or lead glass windows. This house includes none of these features. 

While the current owner has updated the house with a stucco exterior and replaced the 
aluminum windows with vinyl, the house remains intact along with its hipped or 
pyramidal roofline. The porch covering is also new, but the prior porch was not original 
to the house either.  

A view of the resource is shown in Figure 4 with additional views in Appendix C. The 
resource is in good condition. 

DESCREPENANCIES IN 1990 HISTORICAL SURVEY 

The findings in the survey done in 1990 by Donald A. Cotton Associates contain several 
errors and discrepancies and confuse the address with that of a large home at a different 
location (350 South Vine Street). 

In the report there are two dates of construction provided: One date is given as circa 
1900, but elsewhere a narrative provides a date of 1915. (The San Diego County Tax 
Assessor gives the build date of 1930, but the home may have been built between 1898 
and 1908 according to the Residential Building Record.) 

A detailed narrative in the 1990 Historic Resource Survey is given of a home that is 
clearly not describing the small, two-bedroom residence located at 2033 East Washington 
Avenue. It reads as follows: "This was the home of Miss Dolla Scripps, daughter of E.W. 
Scripps, the great capitalist and newspaper magnate. Building under the direction of 
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Water Williams, it contains 14 rooms all on one floor and cost $10,000 to building in 
1915. A separate set of rooms for Miss Scripps was duplicated for her mother, who often 
came to Escondido from Miramar to visit her daughter. The house and garage were the 
only buildings on top of the hill and were surrounded by citrus trees. The land was 
purchased from M. L. and Caroline Howell in 1915. The building is now a rest home. The 
McFerons bought the house with much of the furniture in it and it is still in use. The 
original telephones and bath fixtures are still intact." 
 
Based on this description, and its association with the Scripps family, this property was 
erroneously found to be eligible for nomination for local register of historic places, 
meeting criteria, two and five for local register listing. Then, the Commission on May 5, 
1992 "voted unanimously to approve placing this resource on the Local Register." 
 
The house at 2033 East Washington is a small, two-bedroom home, and just 912 square 
feet and was never owned by the Scripps family. The information is an obvious error and 
misplaced from another survey intended for the Scripps home, which is located at 350 
South Vine Street and is now Crest View Manor, a rest home.  
 
Based upon these findings and the errors in the 1990 report done by Donald A. Cotton 
Associates, the small house at 2033 E. Washington Avenue may have been confused with 
the palatial Scripps home at 350 South Vine Street. The house at 2033 East Washington 
Street has no association whatsoever with the Scripps family.  
 
 

HISTORY OF OWNERSHIP 
 
History of ownership was determined through San Diego County Master Property 
Records, newspaper records and Recorded Deeds through the San Diego County 
Assessor/Recorder’s Office.  
 
The Escondido Land and Town Company acquired the lands of Rancho Rincon Del 
Diablo in 1886. It sold Lot 8 in Block 177 of Rancho Rincon Del Diablo to Alexander 
and Caroline F. Gorsline in 1907. At that time the property consisted of 5.67 acres with a 
small house or building.  
 
Alexander L. Gorsline was born in June 1840 in New York. He relocated to Wisconsin 
and married Caroline F. Guynn in 1863. Gorsline enlisted in the 50th Infantry in 1865 
and was mustered out in 1866, serving in the Civil War long enough to receive a pension 
in 1904. In 1893 Alexander Gorsline was living in Salem, Oregon. By 1900 the couple 
had moved to San Diego. It is unknown if the Gorslines ever lived on the subject property 
as they sold it just eight months later to Jacob and Justina Ediger in August 1907.  
 
Jacob T. Ediger was born in 1880 in Reno County, Kansas. He married Justina 
Schellenberg in 1902 while in Oklahoma. In the 1910 US census the Edigers are listed as 
living in Escondido and Jacob working as an orchard farmer. Jacob and Justina sold the 
property to Peter Reimer in 1910 and moved to Canada.  



 
12 

  

Peter A. Reimer was born in 1871 in Russia. He came to the US as a young boy and 
became a naturalized citizen in 1890. Peter married Sarah H. Martens in 1896 in Harvey, 
Kansas. Peter and Sarah Reimer owned the property less than two years but remained in 
Escondido as late as 1920. The Reimers sold the subject property on Washington Avenue 
in January of 1912 to Herman Janzen and later moved to Kern County, California.  
 
While a deed could not be found because of this sale because records from that particular 
index were unreadable, a note of the sale was found in the San Diego Union newspaper 
on January 12, 1912 on page 6, below: 
 
 

 
 
 
Herman Janzen was a native of Russia, born in 1871. He married his wife Elizabeth in 
Oklahoma and the couple had six children, five born in Oklahoma and one born in 
California. The Janzen family did not own the property long, selling it in 1913 to John 
Shaner, and relocating to Montana.  
 
The North County Times newspaper of April 22, 1913 reported the following: "John 
Shaner, formally of Kansas and recently of Pueblo Colorado, arrived recently and has 
now bought through L. B. Hooper, the Herman Janzen ranch of 6 acres, 2 miles east of 
Grand Avenue. The place has a nice house, a well, 4 acres of alfalfa and other nice 
improvements. The price was $2750." 
 
Like previous owners, Shaner did not hold onto the property long. The January 8, 1914 
edition of the North County Times reported: "Ora P. Townsend of Des Moines, Iowa has 
bought the 6-acre Ranch of John Shaner, east of the John C. Dixon place in the valley. 
Mr. Townsend will take charge at once and intends to make a permanent resident. Mr. 
Shaner will return to Kansas to look after his land interest. While Escondido regrets to 
lose such good men as Mr. Shaner, the hope is that the newcomer will fill his place. The 
sale was made by Louis Leonard." 
 
Ora P. Townsend was born 1873 in Iowa and was a wholesale paper salesman. He 
married his wife Lottie Inners in 1894. Lottie gave birth to three children while in Iowa: 
Ora, Jr., Hazel, and Ruth. The Townsends stayed in Escondido for five to six years but 
sold their property in Block 177 in January 1920 and returned to Des Moines, Iowa. The 
property was sold to Henry and Emma Bishop. 
 
Henry Clay and Emma Bishop owned the property just 8 months when the local paper 
announced that: "H. C. Bishop and family, who have been here since February, plan to 
leave Saturday for Houston, Texas, where they will locate. Mr. Bishop will go into the 
real estate business at Houston." 
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The subject property was to James H. Baker. Baker was a native of Ohio born 1852. In 
1910 Baker was living in Del Mar. The 1920 US Census lists his occupation as a 
stockman on a farm range, presumably living in the small home on Washington Avenue. 
Baker died February 10, 1924. The property, along with his estate was divided between 
his siblings, namely his sister Nellie Baker Maguire. She sold the property that same year 
to Rosine Voss and son William A. Voss. 
 
Rosine Geyer was born in 1847 in Wisconsin and in 1862 she married Frederick Voss in 
Platteville, Wisconsin. The couple had seven children, William being the youngest, born 
in 1878. After her husband's death Rosine relocated to Minnesota and then by 1920 to 
California where her daughter Anna was living in Orange, California. Anna Voss was by 
then married to Casemir Clausen.  
 
Rosine Voss died in 1925 and son William Voss retained ownership of the property until 
1932 when he sold it to his sister and brother-in-law, Casemir and Anna Clausen. The 
Clausen's may have occupied the property prior to 1932, as the 1931 North County Times 
newspaper references them living on Washington Street.  
 
An addition to the rear of the house was done in 1945 and the Clausens moved to South 
Dakota that year, where Casemir died the following January. Anna sold the property to 
William and Fily Reina in May of 1946.  
 
The Reinas were from Texas who came to Southern California in the 1940s. William 
Reina's mother was Juana Reina, who co-owned the property with her son and daughter-
in-law. Juana Reina was born in Mexico in about 1887. The three sold the subject 
property to the younger sibling of William, Alfred Reina and his wife Cynthia in 1950. 
Three years later the property was yet again sold to Clifford Ingraham in 1953. 
 
Clifford Burton Ingram was born June 16, 1926 in Orange County, California. By the 
time he was 10 years old, his family had moved to Escondido where his parents owned an 
auto wrecking yard. Clifford worked in the family business after serving in the Navy 
during World War II. He married Thelma May Young in 1947. Clifford and Thelma 
owned several businesses including Ingraham & Son auto wrecking, Palomar Trailer Park 
and a propane delivery service and made their home on Grant Street in Escondido. The 
couple had several children but later divorced. Clifford Ingraham died September 7, 1987 
and is buried in Oak Hill Memorial Park. 
 
The property was subdivided in 1958 and the portions divided from the current property 
were developed. It appears that at this time the property was given the address of 2033 E. 
Washington Avenue. Ingraham sold the subject property, which was likely used as a 
rental, in 1959 to Victor Termine.  
 
Victor Termine was born in 1916 in Los Angeles, California. He married Alice Miller in 
1939 and the couple lived in Riverside County, California, where he was a goat rancher 
with his father. Alice and Victor and their two sons moved to Escondido in 1952. Victor 
operated a paving business and an auto wrecking business for several years. The family 
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occupied the subject residence for about one year before selling it to Frank and Katrina 
Runtz and Rolf and Myrtle Koen in May of 1960. The Termines then moved to a home 
next door at 2035 East Washington Avenue. 
 
The two married couples bought the property as an investment as the house was 
remodeled and put up for sale just four months later. The North County Times published 
an ad in the Classified section September 13, 1960: "Remodeled home on lot 125 x 120 2 
bedroom, living and dining room, wall-to-wall carpet, kitchen and bath, vinyl tile. Good 
well, sewer, shade trees $9950 2033 E. Washington. Phone evenings SH 5–4338." 
 
It is more than likely by this time the house was updated inside and out. Windows were 
replaced with aluminum sliders (originals would have been double-hung) with a new 
porch and front door.  
 
By 1961 the house was rented to Mr. and Mrs. Arthur Lawton. In 1963 it was rented to 
William Dowler. Then in 1964 Frank and Katrina Runtz and Rolf and Myrtle Koen sold 
the property to Dillard and Margaret Lyles. 
 
Dillard Leslie Lyles, Jr. was born in 1917 in Missouri. He married Margaret Seward in 
1946. The couple made their home in Encinitas before moving to Escondido. The Lyles 
owned the Orange Glen Market and lived at 2731 Valley Blvd. San Diego. In 1965, 
Margaret's parents, Francis G. and Margaret Seward, were renting and living in the small 
house located at 2033 E. Washington Avenue.  
 
The house was sold in June 1968 to William and Opal Rainbolt, residents of Inglewood, 
who sold it six months later to John and Emily Beukelman. The couple did not reside at 
the subject property but made their home at 1364 Taft Street in Escondido.  
 
The Beukelmans sold the home to William and Mary Phillip in 1972 who were residents 
of San Marcos. The Phillips sold the property ten months later to Jack and Sue Donlin in 
1973. No evidence could be found that the Donlins lived on the subject property for the 
length of their ownership and they sold it to Wayne and Carole Ogletree in November 
1975. 
 
Wayne L. Ogletree was in the real estate business and the Ogletrees presumably 
purchased the property as an investment or rental income as they did not reside on the 
property. They sold it less than a year later in July 1976 to Charles and Dorothy Harris 
who may have lived there briefly before they sold the property to Larry and Sheryl 
Sauerwein in 1977.  
 
Larry and Sheryl Sauerwein lived and occupied the property for a brief time in 1977 and 
added the accessory building in 1981. It is likely at that time the exterior of the house was 
changed to match it. The property was foreclosed upon in 1987 and sold to Alexander 
and Kate Stanton that year. The Stantons were residents of San Marcos.  
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In 1991 the property was sold to Ramiro Arroyo and Enrique Martinez. Ramiro Arroyo 
occupied the property for several years with his wife Maria Norma Villareal. The 
property was sold in 2024 to the current owner.  
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ANALYSIS OF SUBJECT RESOURCE ARCHITECTURE 
 

The residence at 2003 E. Washington Avenue was listed as a Victorian Cottage in the 
1990 survey done by Donald A. Cotton Associates. However, the house lacks any 
Victorian features, and its hipped or pyramidal roof is not necessarily common in that 
style.   
 
Victorian-style roofs are usually high-pitched gabled and ornately decorated with small 
carved ornaments on the gable ends and the ridge where the two sloping sides of the roof 
meet. Special wooden panels were also added to the gable ends of Victorian roofs, 
making the roof one of the most attractive and identifiable parts of this style.  
 
In addition, Victorian homes are identified by specific features which include porches 
with railing and spindle work, symmetrical facades and cornice line brackets. Front gable 
roofs are most common and are generally ornate with "gingerbread" detailing, horizontal 
siding, narrow, double hung windows, and typically painted in a three-color scheme. 
Victorian homes were popular from 1870 to 1910.  
 
The house at 2033 E. Washington Avenue may have had some Victorian detailing at one 
time, however there is no photographic evidence to either support or confirm this. The 
oldest image is the one taken for the 1990 report, and while an original could not be 
located, the image does not denote any features of a Victorian Cottage.  
 
More likely, the house was built as a simple farmhouse with little or no architectural 
detailing, built for function rather than architectural style.  
 
   

             V.     ELIGIBILITY CRITERIA 
 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 
 

Under the California Environmental Quality Act (CEQA), a significant historic resource 
is one that is eligible for listing in the California Register of Historical 
Resources/National Register of Historic Places or other local historic register or is 
deemed significant in a historical resource survey (Section 5024.1(g) of the Public 
Resources Code). 
 
To be eligible for listing under the California Register/National Register (the standards of 
which are both very similar), a resource must be significant within a historic context and 
must also meet one or more of the following criteria: 
 
 Criterion A: Be associated with an event, or series of events, that have made a 
significant contribution to the broad pattern of history. 
 
 Criterion B: Have an unequivocal association with the lives of people 
significant in the past. 
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 Criterion C: Embody the distinctive characteristics of a type, period, or method 
of construction, or represents the work of a master, or possesses high artistic values, or 
represents a significant, distinguishable entity whose components lack individual 
distinction. 
 
 Criterion D: Have yielded or may be likely to yield information important in 
local, state or national prehistory or history.   
 
 

              VI.     REGISTER STANDARDS 
 

CALIFORNIA REGISTER CRITERIA 
 

When evaluated within its historic context, under CEQA a property must be shown to be 
significant for one or more of the four Criteria for Evaluation – A, B, C, or D.  The 
Criteria describe how properties are significant for their association with important events 
or persons, for their importance in design or construction, or for their information 
potential.  In addition, a property must not only be shown to be significant under the 
California Register criteria, but it also must have integrity. 
 
Criterion A: Event.  To be considered for listing under Criterion A, a property must be 
associated with one or more events important in the defined historic context.  The event 
or trends must clearly be important within the associated context.  Mere association with 
historic events or trends is not enough, in and of itself, to qualify under Criterion A – the 
property’s specific association must be considered important as well.  
 
Criterion B: Person.  Criterion B applies to properties associated with individuals whose 
specific contributions to history can be identified and documented. Persons “significant in 
our past” refers to individuals whose activities are demonstrably important within a local, 
state or national historic context. The criterion is generally restricted to those properties 
that illustrate (rather than commemorate) a person’s important achievements. The persons 
associated with the property must be individually significant within a historic event. 
Significant individuals must be directly associated with the nominated property.   
 
Properties eligible under Criterion B are usually those associated with a person’s 
productive life, reflecting the time period when he or she achieved significance.  
Speculative associations are not acceptable. Documentation must make clear how the 
nominated property represents an individual’s significant contributions.  A property must 
retain integrity from the period of its significant historic associations Architects are often 
represented by their works, which are eligible under Criterion C. Their homes, however, 
can be eligible for consideration under Criterion B, if these properties were personally 
associated with the individual. 
 
Criterion C: Design/Construction:  Properties may be eligible under Criterion C if they 
embody the distinctive characteristics of a type, period, or method of construction, or that 
represent the work of a master, or that possess high artistic values, or that represent a 
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significant and distinguishable entity whose components may lack individual distinction. 
Properties which embody the distinctive characteristics of a type, period, or method of 
construction refer to the way in which a property was conceived, designed, or fabricated 
by a people or culture in past periods of history. Distinctive characteristics are the 
physical features or traits that commonly recur in individual types, periods, or methods of 
construction. To be eligible, a property must clearly contain enough of those 
characteristics to be considered a true representative of a particular type, period, or 
method of construction. 

A master is a figure of generally recognized greatness in a field, a known craftsman of 
consummate skill, or an anonymous craftsman whose work is distinguishable from others 
by its characteristic style and quality.  The property must express a particular phase in the 
development of the master’s career, an aspect of his or her work, or a particular them in 
his or her craft. 

Criterion D: Information Potential.  Properties may be eligible under Criterion D if 
they have yielded, or may be likely to yield, information important in prehistory or 
history. 

Integrity.   Integrity is the ability of a property to convey and maintain its significance. 
A property must not only be shown to be significant under the California Register 
criteria, but it also must have integrity. To retain historic integrity, a property will always 
possess several, and usually most, of the aspects. The seven key aspects of integrity 
include:  location, design, setting, materials, workmanship, feeling and association.  

VII. APPLICATION OF CRITERIA FOR 2033 EAST WASHINGTON AVENUE

Criterion A (association with a significant historical event): No known significant event 
occurred on the property, before or after the resource was constructed. The property is not 
significant under Criterion A. 

Criterion B (association with a historic person or persons): The residence had 30 owners, 
many of whom did not occupy the house during their ownership. No evidence through 
extensive research could be found that any of the individuals who owned the property 
were important in the development of the City of Escondido, the State of California or the 
Nation. The Escondido Historical Society could provide no additional information 
outside of the research contained in this report. Therefore, the property does not qualify 
under Criterion B. 

Criterion C (represents a significant design or style of construction): The subject 
residence was likely built as simple farmhouse. It is a small dwelling with a pyramidal 
roof. It has been misidentified as a Victorian Cottage, but has no Victorian features. 
It was built around 1908 (the San Diego County Assessor gives a date of 1930.) 
Regardless of the build date, the dwelling has an addition which was added in 1945 
and was remodeled in 1960. During the 1960 remodel, any Victorian features were likely 
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removed (if in fact it was built as a Victorian cottage). The house is not considered a 
valuable example of the use of indigenous materials or craftsmanship and the architect, if 
any, is unknown.  
 
A resource must express a particular phase in the development of a master builder's 
career, an aspect of his/her work, or a particular idea or theme in the craft. The work of 
an unidentified craftsman is eligible if it rises above the level of workmanship of the 
other properties encompassed by the historic context. In addition, the property is not 
eligible under Criterion C simply because it was designed by a prominent architect, 
builder, etc. but must be the work of a master. Criterion C requires that the resource be a 
notable work of a Master, and that must be clearly demonstrated in the nomination. There 
are no indications that a notable builder or architect was involved with the design or 
construction of this house. The resource is not significant under Criterion C. 
 
Criterion D (ability to yield further information): It is unlikely that any further 
information of importance would be revealed with additional study.  The resource is not 
significant under Criterion D. 
 
 

VIII.   INTEGRITY 
 
Integrity is the ability of a property to convey and maintain its significance. A property 
must not only be shown to be significant under the California Register criteria, but it also 
must have integrity. To retain historic integrity, a property will always possess several, 
and usually most, of the aspects. The seven key aspects of integrity include: location, 
design, setting, materials, workmanship, feeling, and association. 
 
Location. Location is the place where the historic property was constructed or the place 
where the historic event occurred. 
 
FINDING: The location of the dwelling has not changed therefore it retains the location 
element for integrity purposes. 
 
Design. Design is the combination of elements that create the form, plan, space, structure, 
and style of a property. It results from conscious decisions made during the original 
conception and planning of a property (or its significant alteration) and applies to 
activities as diverse as community planning, engineering, architecture, and landscape 
architecture. Design includes such elements as organization of space, proportion, scale, 
technology, ornamentation, and materials.  
 
FINDING:  If in fact the residence at 2033 E. Washington Avenue was a Victorian 
cottage, it did not exhibit those features in 1990 when evaluated. It does not retain 
sufficient design element 
 
Setting. Setting is the physical environment of a historic property. Whereas location 
refers to the specific place where a property was built or an event occurred, setting refers 
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to the character of the place in which the property played its historical role. It involves 
how, not just where, the property is situated and its relationship to surrounding features 
and open space.  
 
FINDING: The setting in which the resource is located has changed dramatically to a 
farm setting to that of a densely built residential neighborhood on a busy thoroughfare. At 
one time the property was 5.67 acres and included a well. It does not retain its setting 
element for integrity purposes.  
 
Materials. Materials are the physical elements that were combined or deposited during a 
particular period of time and in a particular pattern or configuration to form a historic 
property. 
 
FINDING: The resource does not retain sufficient material element for integrity 
purposes. The exterior façade has been changed from vertical wood siding to stucco and 
modern windows. The vertical siding was not original to the house and the windows were 
already replacements prior to the vinyl windows. Previously aluminum windows replaced 
original double-hung windows. The door and front porch have also been replaced at least 
twice.  
 
Workmanship. Workmanship is the physical evidence of the crafts of a particular 
culture or people during any given period in history or prehistory. It can be expressed in 
vernacular methods of construction and plain finishes or in highly sophisticated 
configurations and ornamental detailing. It can be based on common traditions or 
innovative period techniques. Workmanship is important because it can furnish evidence 
of the technology of a craft, illustrate the aesthetic principles of a historic or prehistoric 
period, and reveal individual, local, regional, or national applications of both 
technological practices and aesthetic principles. 
 
FINDING: There is no evidence of a crafts of a particular culture or people, nor a quality 
of workmanship demonstrated in the construction of this resource. The dwelling does not 
exhibit or reflect a quality of workmanship element for integrity purposes. 
 
Feeling. Feeling is a property's expression of the aesthetic or historic sense of a particular  
period of time.  
 
FINDING:  The residence does not express any historic sense of past time and place. The 
property does not evoke its feeling element for integrity purposes. 
 
Association. Association is the direct link between an important historic event or person 
and a historic property. 
 
FINDING:  The subject resource is not directly linked to any historic important event or 
persons.  
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    IX. CONCLUSION 
 
No historical evidence was identified to support that the 2033 E. Washington Avenue 
residence exemplifies or reflects an important or unique aspect of Escondido’s general 
historical development, nor is it associated with any person important to the city's history. 
The subject resource is not important with respect to representing a particular form of 
architectural style. The residence is not eligible for listing under any Criterion and does 
not retain sufficient integrity; therefore, mitigation measures are not required.    
 

    
Sincerely, 

 
Kristi S. Hawthorne 
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  APPENDIX A 
 

BUILDING FORMS 



 

DPR 523A (1/ 95) *Required in form at ion 

Page   1    of   5   *Resource  Nam e or #: (Assigned by recorder)  2033 E. Washington Avenue, Escondido CA 
  P1. Other Identifie r:   
*P2. Location:    Not  for Publicat ion       Unres tricted     
 *a .  County    San Diego                   and (P2c, P2e, and P2b or P2d.  Attach a Location Map as necessary.) 
 *b. USGS 7.5' Quad   __ Date            T   ; R  ;  __¼ of __ ¼ of Sec ; SB B.M. 
 *c. Address    2033 E. Washington      City    Escondido            Zip    92027        
 d . UTM:  (Give m ore than one for large and/or linear resources)  Zone   ,        m E/           m N 
 e .    Other Locational Data: (e .g., parcel #, directions  to resource, elevation, etc., as  appropriate)   
 
The property is located on the south side of Escondido Avenue between Midway Drive and Weatherby Avenue. The subject property is located 
within Rancho Rincon Del Diablo. The property description is: The Northwesterly 125.00 feet of the following described Parcel of land: That 
portion of Lot 8 and of the Washington Avenue, in Block 177 of Rancho Rincon Del Diablo, in the City of Escondido, County of San Diego, State 
of California, according to Map thereof No. 723, filed in the Office of the County Recorder of San Diego County, described as follows: 
Beginning at a point in the Northwesterly line of said Lot, distant thereon North 44° 25' West 289.59 from the most Northerly corner of said 
Lot; thence South 45° 35' East 323.00 feet; thence South 44° 25' West, parallel with said Northeasterly line, 120.00 feet to a point in the 
Northeasterly line of the land described in the deed to Roscoe C. Acock, et ux, recorded April 14, 1958 in Book 7035, Page 567 of Official 
Records; thence along said Northeasterly line of said land and the Northwesterly prolongation thereof, North 45° 35' West 363.00 feet to the 
center line of Washington Avenue; thence North 44° 25' East along said center line, 120.00 feet to a line which bears North 49° 35' West from 
the Point of Beginning; thence South 45° 35' East 40.00 feet to the Point of Beginning. The Assessor Parcel Number is 231-021-05-00. 
 
*P3a. Descript ion: (Describe resource and its  m ajor elem ents . Include design, m aterials, condition, alterations , s ize, setting, and 
boundaries)  
The dwelling at 2033 E. Washington Avenue is a one-story, 912 square ft. wood-frame house with a pyramidal roof. It was originally square in 
shape and likely built as a Classic Box farmhouse. The original description in the 1990 historic resources inventory describes the house as follows: 
“This one-story Victorian cottage with a hipped gable roof is sheathed in a vertical shiplap siding. The siding butts into a horizontal band under the 
eaves and slightly turned vertical members finish the corners. A sloped roof porch supported on two, plain square post shelters the modern front 
door. The balustrade of pierced planks in a Dutch style is modern as are the aluminum frame windows.” If in fact this was a Victorian Cottage, all 
features were removed by the time the house was evaluated in 1990. The house was had an addition to the rear in 1945. It was remodeled in 
1960 and again in 1981. While the current owner has updated the house with a stucco exterior and replaced the aluminum windows with vinyl, 
the house remains intact along with its distinctive hipped or pyramidal roofline.  

P3b. Resource Attributes : HP2 – Single-family residence 
*P4. Resources  Present: 
Building Structure Object Site District 
Elem ent of Dis trict Other (Isolates , etc.)  
P5b. Descript ion of Photo: North elevation 9/24/2024 
*P6. Date  Constructed/ Age and Source:  Historic  
Prehis toric   Both Constructed between 1907-1910 
*P7. Ow ner and Address :         
Rick Lee Zeiler 
PO Box 27198 
San Diego CA  92198 
  *P8. Recorded by: (Nam e, affiliation, and address)  
Kristi S. Hawthorne 
 601 South Ditmar St 
Oceanside CA 92054  
*P9. Date  Recorded: 9/30/2024   
*P10. Survey Type: (Describe) Intensive *P11.  Report  

Cita t ion: (Cite survey report and  other sources, or enter "none.") Results of the Historical Building Assessment for 2033 E. 
Washington Avenue, Escondido CA 92027 *At tachm ents : NONE  Location Map Continuation Sheet  Building, 
Structure , and Object Record  Archaeological Record  District Record  Linear Feature  Record  Milling Station 
Record  Rock Art Record Artifact Record Photograph Record  Other (Lis t): 
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History of ownership was determined through San Diego County Master Property Records, newspaper records and 
Recorded Deeds through the San Diego County Assessor/Recorder’s Office.  
 
The Escondido Land and Town Company acquired the lands of Rancho Rincon Del Diablo in 1886. It sold Lot 8 in Block 
177 of Rancho Rincon Del Diablo to Alexander and Caroline F. Gorsline in 1907. At that time the property consisted of 5.67 
acres with a small house or building.  
 
Alexander L. Gorsline was born in June 1840 in New York. He relocated to Wisconsin and married Caroline F. Guynn in 
1863. Gorsline enlisted in the 50th Infantry in 1865 and was mustered out in 1866, serving in the Civil War long enough to 
receive a pension in 1904. In 1893 Alexander Gorsline was living in Salem, Oregon. By 1900 the couple had moved to San 
Diego. It is unknown if the Gorslines ever lived on the subject property as they sold it just eight months later to Jacob and 
Justina Ediger in August 1907.  
 
Jacob T. Ediger was born in 1880 in Reno County, Kansas. He married Justina Schellenberg in 1902 while in Oklahoma. In 
the 1910 US census the Edigers are listed as living in Escondido and Jacob working as an orchard farmer. It is likely the 
subject residence was built before or during their ownership, between 1907 and 1910. (However, the San Diego County 
Assessor gives a 1930 date of construction.) Jacob and Justina sold the property to Peter Reimer in 1910 and moved to 
Canada.  
 
Peter A. Reimer was born in 1871 in Russia. He came to the US as a young boy and became a naturalized citizen in 1890. 
Peter married Sarah H. Martens in 1896 in Harvey, Kansas. Peter and Sarah Reimer owned the property less than two 
years but remained in Escondido as late as 1920. The Reimers sold the subject property on Washington Avenue in January 
of 1912 to Herman Janzen and later moved to Kern County, California.  
 
While a deed could not be found because of this sale because records from that particular index were unreadable, a note of 
the sale was found in the San Diego Union newspaper on January 12, 1912 on page 6. 
 
Herman Janzen was a native of Russia, born in 1871. He married his wife Elizabeth in Oklahoma and the couple had six 
children, five born in Oklahoma and one born in California. The Janzen family did not own the property long, selling it in 
1913 to John Shaner, and relocating to Montana.  
 
The North County Times newspaper of April 22, 1913 reported the following: "John Shaner, formally of Kansas and recently 
of Pueblo Colorado, arrived recently and has now bought through L. B. Hooper, the Herman Janzen ranch of 6 acres, 2 miles 
east of Grand Avenue. The place has a nice house, a well, 4 acres of alfalfa and other nice improvements. The price was 
$2750." 
 
Like previous owners, Shaner did not hold onto the property long. The January 8, 1914 edition of the North County Times 
reported: "Ora P. Townsend of Des Moines, Iowa has bought the 6-acre Ranch of John Shaner, east of the John C. Dixon place 
in the valley. Mr. Townsend will take charge at once and intends to make a permanent resident. Mr. Shaner will return to 
Kansas to look after his land interest. While Escondido regrets to lose such good men as Mr. Shaner, the hope is that the 
newcomer will fill his place. The sale was made by Louis Leonard." 
 
Ora P. Townsend was born 1873 in Iowa and was a wholesale paper salesman. He married his wife Lottie Inners in 1894. 
Lottie gave birth to three children while in Iowa: Ora, Jr., Hazel, and Ruth. The Townsends stayed in Escondido for five to 
six years but sold their property in Block 177 in January 1920 and returned to Des Moines, Iowa. The property was sold to 
Henry and Emma Bishop. 
 
Henry Clay and Emma Bishop owned the property just 8 months when the local paper announced that: "H. C. Bishop and 
family, who have been here since February, plan to leave Saturday for Houston, Texas, where they will locate. Mr. Bishop will 
go into the real estate business at Houston." 

State  of California  — The Resources  Agency  Prim ary# _____________________________________ 
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The subject property was to James H. Baker. Baker was a native of Ohio born 1852. In 1910 Baker was living in Del Mar. 
The 1920 US Census lists his occupation as a stockman on a farm range, presumably living in the small home on 
Washington Avenue. Baker died February 10, 1924. The property, along with his estate was divided between his siblings, 
namely his sister Nellie Baker Maguire. She sold the property that same year to Rosine Voss and son William A. Voss. 
 
Rosine Geyer was born in 1847 in Wisconsin and in 1862 she married Frederick Voss in Platteville, Wisconsin. The couple 
had seven children, William being the youngest, born in 1878. After her husband's death Rosine relocated to Minnesota 
and then by 1920 to California where her daughter Anna was living in Orange, California. Anna Voss was by then married 
to Casemir Clausen.  
 
Rosine Voss died in 1925 and son William Voss retained ownership of the property until 1932 when he sold it to his sister 
and brother-in-law, Casemir and Anna Clausen. The Clausen's may have occupied the property prior to 1932, as the 1931 
North County Times newspaper references them living on Washington Street. They may have improved the house at that 
time, therefore the county assessor's build date of 1930, but this is only speculation. 
 
The Clausens moved to South Dakota in about 1945 where Casemir died the following January. Anna sold the property to 
William and Fily Reina in May of 1946.  
 
The Reinas were from Texas who came to Southern California in the 1940s. William Reina's mother was Juana Reina, who 
co-owned the property with her son and daughter-in-law. Juana Reina was born in Mexico in about 1887. The three sold 
the subject property to the younger sibling of William, Alfred Reina and his wife Cynthia in 1950. Three years later the 
property was yet again sold to Clifford Ingraham in 1953. 
 
Clifford Burton Ingram was born June 16, 1926 in Orange County, California. By the time he was 10 years old, his family 
had moved to Escondido where his parents owned an auto wrecking yard. Clifford worked in the family business after 
serving in the Navy during World War II. He married Thelma May Young in 1947. Clifford and Thelma owned several 
businesses including Ingraham & Son auto wrecking, Palomar Trailer Park and a propane delivery service and made their 
home on Grant Street in Escondido. The couple had several children but later divorced. Clifford Ingraham died September 
7, 1987 and is buried in Oak Hill Memorial Park. 
 
The property was subdivided in 1958 and the portions divided from the current property were developed. It appears that 
at this time the property was given the address of 2033 E. Washington Avenue.  Ingraham sold the subject property, which 
was likely used as a rental, in 1959 to Victor Termine.  
 
Victor Termine was born in 1916 in Los Angeles, California. He married Alice Miller in 1939 and the couple lived in 
Riverside County, California, where he was a goat rancher with his father. Alice and Victor and their two sons moved to 
Escondido in 1952. Victor operated a paving business and an auto wrecking business for several years. The family 
occupied the subject residence for about one year before selling it to Frank and Katrina Runtz and Rolf and Myrtle Koen in 
May of 1960. The Termines then moved to a home next door at 2035 East Washington Avenue. 
 
The two married couples bought the property as an investment as the house was remodeled and put up for sale just four 
months later. The North County Times published an ad in the Classified section September 13, 1960: "Remodeled home on 
lot 125 x 120 2 bedroom, living and dining room, wall-to-wall carpet, kitchen and bath, vinyl tile. Good well, sewer, shade 
trees $9950 2033 E. Washington. Phone evenings SH 5–4338." 
 
It is more than likely by this time the house was updated inside and out. Windows were replaced with aluminum sliders 
(originals would have been double-hung) and an addition added to the rear of the home. Historic aerial images are grainy 
at best but depict a square shaped home. The addition is clearly seen in more recent images. 
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By 1961 the house was rented to Mr. and Mrs. Arthur Lawton. In 1963 it was rented to William Dowler. Then in 1964 
Frank and Katrina Runtz and Rolf and Myrtle Koen sold the property to Dillard and Margaret Lyles. 
 
Dillard Leslie Lyles, Jr. was born in 1917 in Missouri. He married Margaret Seward in 1946. The couple made their home in 
Encinitas before moving to Escondido. The Lyles owned the Orange Glen Market and lived at 2731 Valley Blvd. San Diego. 
In 1965 Margaret's parents, Francis G. and Margaret Seward, were renting and living in the small house located at 2033 E. 
Washington Avenue.  
 
The house was sold in June 1968 to William and Opal Rainbolt, residents of Inglewood, who sold it six months later to John 
and Emily Beukelman. John Beukelman worked as a carpenter and the couple did not reside at the subject property but 
made their home at 1364 Taft Street in Escondido.  
 
The Beukelmans sold it to William and Mary Phillip in 1972 who were residents of San Marcos. The Phillips sold the 
property ten months later to Jack and Sue Donlin in 1973. No evidence could be found that the Donlins lived on the subject 
property for the length of their ownership and they sold it to Wayne and Carole Ogletree in November 1975. 
 
Wayne L. Ogletree was in the real estate business and the Ogletrees presumably purchased the property as an investment 
or rental income as they did not reside on the property. They sold it less than a year later in July 1976 to Charles and 
Dorothy Harris who may have lived there briefly before they sold the property to Larry and Sheryl Sauerwein in 1977.  
 
Larry and Sheryl Sauerwein lived and occupied the property for a brief time in 1977 but they could not be located in any 
subsequent directory listings in Escondido. The property was foreclosed upon in 1987 and sold to Alexander and Kate 
Stanton that year. The Stantons were residents of San Marcos.  
 
In 1991 the property was sold to Ramiro Arroyo and Enrique Martinez. Ramiro Arroyo occupied the property for several 
years with his wife Maria Norma Villareal. The property was sold in 2024 to the current owner. 

State of California — The Resources Agency  Prim ary# _____________________________________ 
DEPARTMENT OF PARKS AND RECREATION  HRI#                _                    _   

CONTINUATION SHEET   Trinom ial _                                   
    



DPR 523B (1/ 95) *Required inform ation

Page  5   of  5  
*Resource  Nam  e or  #  (Assigned by recorder)     2033 E. Washington Ave, Escondido CA 92027
B1. His toric Nam e:
B2. Comm  on Nam  e:
B3. Original Use:   residential   B4.   Present  Use:  residential
*B5. Architectural Style : None
*B6. Construct ion History:   (Construct ion date,  a lterat ions,  and date of  alterat ions)
The resource was likely constructed between 1898-1908; San Diego County Assessor lists 1930 as year of construction. The house 
had an addition to the rear made in 1945 and was remodeled in 1960 and 1981
*B7. Moved?   No   Yes   Unknow n   Date: Original Location:
*B8. Rela ted Features :
B9a. Architect:   unknown b. Builde r:  unknown_____
*B10. Significance:  Them e   ____  Area
Period of Significance none  Property Type residential Applicable  Criteria    n/a

(Discuss  im  portance in term  s  of his torical or architectural context as  defined by them  e, period, and geographic scope. Also address  integrity.)  
The residence at 2003 E. Washington Avenue was listed as a Victorian Cottage in the 1990 survey done by Donald A. Cotton Associates. 
However, the house lacks any Victorian features, and its hipped or pyramidal roof is not necessarily common in that style.  Victorian-style 
roofs are usually high-pitched gabled and ornately decorated with small carved ornaments on the gable ends and the ridge where the two 
sloping sides of the roof meet. Special wooden panels were also added to the gable ends of Victorian roofs, making the roof one of the most 
attractive and identifiable parts of this style. In addition, Victorian homes are identified by specific features which include, porches with railing 
and spindle work, symmetrical facades and cornice line brackets. Front gable roofs are most common and are generally ornate with 
"gingerbread" detailing, horizontal siding, narrow, double hung windows, and typically painted in a three-color scheme.  

The house at 2033 E. Washington Avenue may have had some Victorian detailing at one time, however there is no photographic evidence to 
either support or confirm this. The oldest image is the one taken for the 1990 report, and while an original could not be located, the image 
available does not denote any features of a Victorian Cottage. More likely, the house was built as a simple farmhouse with little or no 
architectural detailing, built for function rather than architectural style. The house was built between 1898-1908 (the San Diego County 
Assessor gives a date of 1930.) Regardless of the build date, the dwelling has been remodeled several times. During the earliest known in 1945 
or in 1960, any Victorian features were removed (if in fact it was built as a Victorian cottage). The architect, if any, is unknown. 

No historical evidence was identified to support that the 2033 E. Washington Avenue residence exemplifies or reflects an important or unique 
aspect of Escondido’s general historical development, nor is it associated with any person important to the city's history. The subject resource 
is not important with respect to representing a particular form of architectural style. The residence is not eligible for listing under any Criterion 
and does not retain sufficient integrity. 
 B11. Addit ional  Resource Att ributes : (Lis t  attributes  and codes)    none
*B12. References:  North County Times (Escondido, California); San Diego Union
Tribune (San Diego, California); Times-Advocate (Escondido, California)
B13. Rem arks:
*B14. Evaluator:
Kristi S. Hawthorne
601 South Ditmar Street, Oceanside, California 92054
Date of Evaluation: 9/30/2024

   NORTH

State  of California  — The Resources  Agency Prim ary#  _____________________________________ 
DEPARTMENT OF PARKS AND RECREATION HRI#    _____ _______________________ 

BUILDING, STRUCTURE, AND OBJ ECT RECORD     *NRHP Status  Code 

(This  space  rese rved  for o fficia l com m ents .)  
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APPENDIX B 
 

CHAIN OF TITLE 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Chain of Title 
2033 East Washington 

 
 
1. Deed. 
Grantor: Escondido Land and Town Co. 
Grantee: A. L. Gorsline 
Recorded: January 24, 1907, Book 249, Page 306 of Official Records 
 
 
2. Deed. 
Grantor: A. L. Gorsline 
Grantee: J. T. Ediger 
Recorded: August 7, 1907, Book 247, Page 386 of Official Records 
 
 
3. Deed: 
Grantor: J. T. Ediger and Justina Ediger 
Grantee: Peter A. Reimer 
Recorded: July 8, 1910, Book 495, Page 226 of Official Records 
 
 
4. Deed. 
Grantor: P. A. Reimer 
Grantee: Herman B. Janzen 
Reported: January 12, 1912, San Diego Union Tribune  
 
 
5. Deed. 
Grantor: Herman B. Janzen 
Grantee: John Shaner 
Recorded: April 21, 1913, Book 604, Page 331 of Official Records 
 
 
6. Deed. 
Grantor: John Shaner 
Grantee: Ora P. Townsend 
Recorded: June 6, 1914, Book 632, Page 371 of Official Records 
 
 
7. Deed. 
Grantor: Ora P. Townsend 
Grantee: Henry Clay Bishop 
Recorded: January 31, 1920, Book 802, Page 238 of Official Records 
 
 
 
 
 



 
 
8. Deed.  
Grantor: Henry Clay Bishop and Emma W. Bishop 
Grantee: James H. Baker 
Recorded: August 6, 1920, Book 828, Page 22 of Official Records 
 
 
9. Deed. 
Grantor: James Baker Estate 
Grantee: Nellie Baker Maguire, et al. 
Recorded: July 25, 1924, Book 1005, Page 304 of Official Records 
 
 
10. Deed. 
Grantor: Nellie Baker Maguire 
Grantee: Rosine Voss and William A. Voss 
Recorded: December 1, 1924, Book 1051, Page 222 of Official Records 
 
 
11. Deed. 
Grantor: William A. Voss 
Grantee: C. Clausen and Anna Clausen 
Recorded: December 5, 1932, Book 171, Page 473 of Official Records 
 
 
12. Deed. 
Grantor: Anna Clausen 
Grantee: William Reina and Fily Reina  
Recorded: May 8, 1946, Book 2102, Page 418 of Official Records 
 
 
13. Deed 
Grantor: Juana Reina and William Reina and Fily Reina 
Grantee: Alfred Reina and Cynthia Reina 
Recorded: May 1, 1950, Book 3603, Page 200 of Official Records 
 
 
14. Deed 
Grantor: Alfred Reina and Cynthia Reina 
Grantee: Clifford Ingraham 
Recorded: October 11, 1953, Book 4682, Page 535 of Official Records 
 
 
15. Deed. 
Grantor: Clifford Ingraham 
Grantee: Victor Termine 
Recorded: September 30, 1958, Book 7276, Page 382 of Official Records 
 
 



 
16. Deed. 
Grantor: Victor Termine 
Grantee: Frank J. Runtz and Katrina Runtz and Rolf Koen and Myrtle K. Koen 
Recorded:  May 18, 1960, Book 1960, File #103158 of Official Records 
 
 
17. Deed. 
Grantor: Frank J. Runtz and Katrina Runtz and Rolf Koen and Myrtle K. Koen 
Grantee: Dillard E. Lyles, Jr. and Margaret F. Lyles 
Recorded:  May 1, 1964, Book 1964, File #78858 of Official Records 
 
 
18. Deed. 
Grantor: Dillard E. Lyles, Jr. and Margaret F. Lyles 
Grantee: William M. Rainbolt and Opal J. Rainbolt 
Recorded:  June 25, 1968, Book 1968, File #106083 of Official Records 
 
 
19. Deed. 
Grantor: William M. Rainbolt and Opal J. Rainbolt 
Grantee: John Beukelman and Emily Beukelman 
Recorded:  December 5, 1968, Book 1968, File #212865 of Official Records 
 
 
20. Deed. 
Grantor: John Beukelman and Emily Beukelman 
Grantee: William R. Phillip and Mary I. Phillip 
Recorded: October 25, 1972, Document #1972-285517 of Official Records 
 
 
21. Deed. 
Grantor: William R. Phillip and Mary I. Phillip 
Grantee: Jack Charles Donlin and Sue M. Donlin 
Recorded: July 3, 1973, Document #1973- 0211108 of Official Records 
 
 
22. Deed. 
Grantor: Jack Charles Donlin and Sue M. Donlin 
Grantee: Wayne L. Ogletree and Carole D. Ogletree 
Recorded: November 21, 1975, Document #1975- 0327966 of Official Records 
 
 
23. Deed. 
Grantor: Wayne L. Ogletree and Carole D. Ogletree 
Grantee: Charles M. Harris and Dorothy M. Harris 
Recorded: July 9, 1976, Document #1976-215315 of Official Records 
 
 
 



 
 
24. Deed. 
Grantor: Charles M. Harris and Dorothy M. Harris 
Grantee: Larry W. Sauerwein and Sheryl L. Sauerwein 
Recorded: December 15, 1977, Document #1977-0518238 of Official Records 
 
 
25. Trustee’s Deed 
Grantor: Larry W. Sauerwein 
Grantee: Transamerica Financial Services 
Recorded: May 14, 1987, Document #1987-265144 of Official Records 
 
 
26. Corporation Grant Deed 
Grantor: Transamerica Financial Services 
Grantee: Alexander D.  Stanton and Kate W. Stanton 
Recorded: May 14, 1987, Document #1987-293604 of Official Records 
 
 
27. Grant Deed 
Grantor: Alexander D.  Stanton and Kate W. Stanton 
Grantee: Ramiro Arroyo and Enrique Martinez 
Recorded: October 2, 1991, Document #1991-0508531 of Official Records 
 
 
28. Quitclaim Deed 
Grantor: Ramiro Arroyo and Enrique Martinez 
Grantee: Ramiro Arroyo and Maria Norma Villareal 
Recorded: October 28, 1997, Document #1997-0540994 of Official Records 
 
 
29. Grant Deed 
Grantor: Maria Norma Villareal 
Grantee: Ramiro Arroyo 
Recorded: September 4, 2003, Document #2003-1083004 of Official Records 
 
 
30. Deed 
Grantor: Ramiro Arroyo 
Grantee: Caruso Realty Trust, Tyler Ann Caruso, Rick and Sarah Zeiler Revocable Trust, 
Rick Lee and Sarah Zeiler 
Recorded: April 29, 2024, Document # 2024-0106908 of Official Records 
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APPENDIX C 
 

ADDITIONAL VIEWS OF 2033 E. WASHINGTON AVENUE 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

North elevation of home facing E. Washington Avenue 

 

 

 



 

Above: West elevation 

Below: East elevation 

 

 

 



 

Above: South elevation (addition added prior to 1980) 

Below: Close up of front porch and entryway 

 



 

Above: Image of 2033 E. Washington Avenue from 1990 report 

Below: Google Street View of residence in 2007 

 

 



 

 

Above: Google Street View of residence in 2009 

Below: Google Street View of residence in 2011 

 

 

 



 

Above: Google Street View of residence in 2012 

Below: Google Street View of residence in 2015 

 

 



 

 

Google Street Views of residence in 2023 

 



 

View of North Elevation (Redfin.com circa 2023) 

Below: Addition is visible from northwest elevation (Redfin.com circa 2023) 

 



 

East elevation showing addition (Redfin.com circa 2023) 
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ATTACHMENTS 



Kristi Hawthorne
Highlight



 

Escondido Plat Map in 1912, (Library of Congress) 



 

Close up Escondido Plat Map in 1912, (Library of Congress) indicating Lot 8 of 5.76 
Owned by Herman Janzen 



 

1946 Aerial of Lot 8, Block 177 of Rancho Del Diablo (dwelling obscured by trees) 

Historicaerials.com 

 



 

1968 Aerial of 2033 E. Washington Avenue 

Historicaerials.com 

 

 

 

 

 

 



 

 

 

 

1978 Aerial of 2033 E. Washington Avenue 

Historicaerials.com 

 



2033 E WASHINGTON AVE

ESCONDIDO, CA 92027-2228



ATTACHMENT 4 

PL24-0294 

CRITERIA TO BE CONSIDERED PURSUANT TO SEC.33-795 OF ARTICLE 40 

 

Criteria (1) 

As discussed, the subject property was previously documented, evaluated, and listed on the City’s 
Local Register based on listing Criteria 2 and 5.  Previous documentation indicates the property 
was a California 1930 “Victorian cottage,” with additions and remodels completed since the 
original construction.  Residential Building Records indicate an addition was completed in 1945, 
and a substantial remodel of the property occurred in or around 1960, with the Cultural Resources 
Report citing a “for sale” property listing from 1960. 

In addition to the various alterations to the property since original construction, the Nomination 
Report for the City of Escondido Local Register of Historic Places justifies the listing of the 
property based on the association of the property with Miss Dolla Scripps, the daughter of E.W. 
Scripps, a prominent historical figure.  Per the cultural resources report prepared for the property, 
no association was found between the subject property and any members of the Scripps family.  
Further, the listing claims the residence consisted of 14 rooms built on top of a hill surrounded by 
citrus trees.  No historical records of the property show a structure of this size, or setting.  The 
Historic Resources Inventory for 350 S. Vine Street further substantiates that the listing was made 
in error, as the description for the Vine residence matches that of the Local Register listing for the 
subject property (Attachment 5).   

Criteria (2) 

As stated in the Cultural Resources report for the property, significant alterations have been made 
since the original construction, and no documentation proves that elements of a Victorian cottage 
were present either at the time of construction or at the time the property was listed on the Local 
Register.  The Secretary of the Interior Guidelines for additions and alterations to historic 
structures requires that the historic character of the property is not negatively impacted, and that 
the integrity of the structure not be impaired.  If elements of a Victorian cottage were present at 
some time in the past, significant changes have been made such that the home bears no 
resemblance to a Victorian cottage.  Further, the shape and form of the home strongly suggests 
that the original structure was constructed not as a Victorian cottage, but as a traditional four-
square. 

 
 



City of Escondido 
HISTORIC RESOURCES INVENTORY 

.TIFICATION AND LOCATION 

I. Historic Name Scripps House

Ser.No. 

Natl. Reg. Status 

Local Designation 

2. Coovnon or Current Name Crestvieii Rest Home Local Ranking Individ.Signif. 
3. Number & Street 350 South Vine Street

City: Escondido Vicinity Only
4. UTM zone A [4913.20 
5. Quad map No. Parcel No. 

DESCRIPTION 

Cross-Corridor 
Zip 92025 County: San Diego 

B N3663UO C Zone 11 D 
232-210-26 Other 

6. Property Category If district,number of documented resources 
7. Briefly describe the present physical appearance of the property,including condition,

boundaries, related features, surroundings, and (if appropriate) architectural style.

This large, single-story, clapboard building is bu11t in i T-shape �ith the bottom of the T facing front (mt). Medium-pitched gabled roofs
feature triangular brackets, exposed beam ends (often under the gutters), and horizontal vents at the peaks of the gables. Vertical corner boards 
finish off the edges and plain trim borders the double-hung �ood-sash windows. 

There are several alterations to the building, no� a rest home. New wood �indovs and a sliding glass door contrast with the old double-hung 
wood-sash windm in the mt facade of the south wing, �- square addition, featuring the same siding as the original and some transplanted original 
windows, is located in the ell of the south side of the T-shape. An aluminu� window and several pipes are located on the west face. �ooden-siding 
casement windows line the north face of the ·r·. Some windows in the north end of the west facade have been replaced �ith sliding glass doors and 
new wood �indows. The roof is of hrge, diamond-shaped shingles. Four 01·iginal chimneys protrude from the roof. The rear is all original and has 
a long recessed porch with picture windo.s with seven-light transoms. This well-maintained building sits on a hill at a curve and compliments the 
�etting. Several one-story modern buildings are to the rear of this site. 
1e architectural style is: Craftsman House 

fhe condition is: good 
The related features are: adjacent cottages 
The surroundings are: residential 
The boundaries are: 

..• - . 

8. 

9 . 

10. 

11. 

12. 

13. 

Planning Agency 
City of Escondido 

Owner and Address 

503 S. Upas 
[scondido 

Type of Ownership private 

Present Use rest home 

Zoning 

Threats none known 
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August 6, 2024 

City of Escondido 
Planning Department 
201 North Broadway 
Escondido CA 92025 

Re: 2033 East Washington Avenue, APN 231�021�05�00 

This letter shall address the historical significance of the property at 2033 East 
Washington Avenue and its status as eligible for nomination for local register of historic 
places in the Historic Resources Inventory of the City of Escondido.  

The findings in the survey done in 1983 by Donald A. Cotton Associates, contain several 
errors and discrepancies and confuse the address with that of a large home at a different 
location (350 South Vine Street). 

 The description given of the resource at 2033 E. Washington Avenue is that of a 
Victorian cottage with a "hipped, gable roof."  This description of a Victorian 
cottage misses the mark as this is a Classic Box house with a hipped roof (not 
gabled).  

 
Victorian-style homes, whether small cottages or large houses, often have steep 
roofs, are asymmetrical in shape, feature ornate chimneys, large porches with 
spindle-work or "gingerbread" along with stain or lead glass windows. This house 
includes none of these features.  

 
 Classic Box homes, as this house is best described, feature a boxy or square design, 

hipped roofs, closed eaves, horizontal siding and a covered entry porch. 
 

 In another portion of the survey it cites the landscaping as being "high quality" 
however, the landscaping is ordinary. 

 In the report there are two dates of construction provided: One date is given as 
circa 1900, but elsewhere a narrative provides a date of 1915. (San Diego County 
Tax Assessor gives date as 1930, but the home was likely built between 1900-
1910.) 

 A detailed narrative is given of a home that is clearly not describing the small, 
two bedroom residence located at 2033 East Washington Avenue. It reads as 
follows: 

"This was the home of Miss Dolla Scripps, daughter of E.W. Scripps, the great 
capitalist and newspaper magnate. Building under the direction of Water 
Williams, it contains 14 rooms all on one floor and cost $10,000 to building in 1915. 



A separate set of rooms for Miss Scripps was duplicated for her mother, who often 
came to Escondido from Miramar to visit her daughter. The house and garage 
were the only buildings on top of the hill and were surrounded by citrus trees. The 
land was purchased from M. L. and Caroline Howell in 1915. The building is now a 
rest home. The McFerons bought the house with much of the furniture in it and it is 
still in use. The original telephones and bath fixtures are still intact." 

Based on this description, and its association with the Scripps family, this property was 
erroneously found to be eligible for nomination for local register of historic places, 
meeting criteria, two and five for local register listing. Then, the Commission on May 5, 
1992 "voted unanimously to approve placing this resource on the Local Register." 

 The house at 2033 East Washington is a small, two bedroom home, and just 912 
square feet and was never owned by the Scripps family. The information is an 
obvious error and misplaced from another survey intended for the Scripps home.  

 The Dolla Scripps home is located at 350 South Vine Street and is now Crest View 
Manor, a rest home.  

Based upon these findings and the errors in the 1983 report done by Donald A. Cotton 
Associates, the small house at 2033 E. Washington Avenue has been confused with the 
palatial Scripps home at 350 South Vine Street. The house at 2033 East Washington 
Street has no association whatsoever with the Scripps family.  

The dwelling in question is located on Lot 8 of Block 177 of Rincon del Diablo on what 
was originally a 5.76 acre tract. Once in a rural setting, the house now sits on less than a 
quarter acre and in a heavily trafficked residential area and lacks its historical setting 
integrity.  

In a search through owners from 1913 to 1957 it does not appear that any of the people 
associated with the property have any significance in the development of Escondido. 
The property changed hands many times and was used as a rental for several years.  

It is my finding that the house at 2033 East Washington Avenue was incorrectly found 
to be historically significant based upon its mistaken association with the Scripps family. 

 

Kristi Hawthorne 
Historian and Director, Oceanside Historical Society 
kristihawthorne@cox.net 
760-390-4192 



Above: 2033 East Washington Avenue

Below: 350 South Vine Street (Scripps home)
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Legal Description :

Phone :

Page Grid :

Census Tract :

Lot Number :
Housing Tract Number :

  Assessment/Tax Information

Use Code :

Year Built :
Bathrooms :
Bedrooms :
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Zoning :
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Pool/Spa :
Fireplace :

Square Feet :
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Transfer Date :
Transfer Value :
First Loan Amt :
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Lender :
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Improvement Value :
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ZEILER, RICK LEE
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2033 E WASHINGTON AVE
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ATTACHMENT 6 
PL24-0294 

 
                                                       Zoning Administrator 

 Hearing Date:  January 30, 2025 

 Effective Date: January 31, 2025 

 
RESOLUTION NO.  2025-03 

 

 A RESOLUTION OF THE ZONING ADMINISTRATOR 
OF THE CITY OF ESCONDIDO, CALIFORNIA, 
APPROVING THE REQUEST TO RESCIND THE 
PROJECT SITE FROM THE CITY’S LOCAL 
REGISTER, PURSUANT TO THE ESCONDIDO 
ZONING ORDINANCE, ARTICLE 40, SECTION 33-
795. 

APPLICANT: TYLER CARUSO 

CASE NO:  PL24-0294 

 

 WHEREAS, the Zoning Administrator of the City of Escondido did, on January 

30, 2025, hold a public hearing to consider a request to rescind the Project Site from the 

City’s Local Register, Pursuant to the Escondido Zoning Ordinance, Article 40, Section 

33-795. 

 WHEREAS, the subject property is all that real property described in Exhibit 

“A”, which is attached hereto and made a part hereof by this reference as though fully set 

forth herein (“Property”); and 

 WHEREAS, evidence was submitted to and considered by the Zoning 

Administrator at or before the public hearing, including, without limitation, written 



information, and the staff report dated January 30, 2025, which along with its 

attachments is incorporated herein by this reference; and 

 HEREAS, the application was assessed in conformance with the California 

Environmental Quality Act (CEQA) and found that the activity is not a “Project” as defined 

under Section 15378(b)(5) of the California Environmental Quality Act State Guidelines.  

Therefore, pursuant to State Guidelines Section 15060(c)(3), no environmental review is 

required; and 

 WHEREAS, a staff report was presented discussing the issues in the matter; 

and 

 WHEREAS, Ordinance No. 78-02, enacted pursuant to Section 65974 of the 

Government Code and pertaining to the dedication of land and fees for school facilities, 

has been adopted by the City of Escondido. 

 NOW, THEREFORE, BE IT RESOLVED by the Zoning Administrator of the 

City of Escondido: 

 1. That the above recitations are true and correct. 

 2. That, considering the Findings of Fact attached as Exhibit “B” hereto, and 

applicable law, the Zoning Administrator hereby approves delisting of the subject property 

pursuant to Article 40, Section 33-795. 

 

 

 

 



 PASSED, ADOPTED AND APPROVED by the Zoning Administrator of the 

City of Escondido, California, at a regular meeting held on the 30th day of January, 2025. 

 

           
VERONICA MORONES      
Zoning Administrator     Witness 
 

 

    

Note: This action may be appealed to Planning Commission 
pursuant to Zoning Code Section 33-1303 

  



EXHIBIT “A” 
 

PLANNING CASE NO. PL24-0294 
 

LEGAL DESCRIPTION 

 
 

  



EXHIBIT “B” 
 

PLANNING CASE NO. PL24-0294 
 

FINDINGS OF FACT 
 
 

Environmental Determination: 
 

1. Pursuant to California Environmental Quality Act (“CEQA”), Public Resources Code 
section 2100 et. Seq., and its implementing regulations (the State CEQA Guidelines), 
Article 14 of the California Code of Regulations section 15000 et. Seq., the City of 
Escondido (“City”) is the Lead Agency for the application (“Application”), as the public 
agency with the principal responsibility for approving the project. 
 

2. The Application qualifies for an exemption from further environmental review pursuant to 
CEQA Guidelines section 15378(b)(5), as it is not a “Project”. The application constitutes 
an administrative action by the Lead Agency, and will not result in a direct or indirect 
change to the physical environment. 
 

3. The Zoning Administrator has independently considered the full administrative record 
before it, which includes but is not limited to the January 30, 2025 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 Application will not have a significant effect on the environment, and 
all of the requirements of CEQA have been met. 
 

Local Register Delisting (Article 40, Section 33-795) 
 
The Application has been reviewed pursuant to Article 40 (Historical Resources), Section 33-
795 of the Escondido Zoning Code, and meets both criteria of the two required criteria listed in 
Section 33-795(c). 
 

1. Criteria 1.  New documentation has been presented disproving the property’s 
association with a significant person, event, or pattern of history or any other information 
upon which the resource was placed on the local register or given landmark status. 
 
As discussed, the subject property was previously documented, evaluated, and listed on 
the City’s Local Register based on listing Criteria 2 and 5.  Previous documentation 
indicates the property was a ca. 1930 “Victorian cottage,” with additions and remodels 
completed since the original construction.  Records indicate an addition was completed 
in 1945, and a substantial remodel of the property occurred in or around 1960. 
 



In addition to the various alterations to the property since original construction, the 
Nomination Report for the City of Escondido Local Register of Historic Places justifies 
the listing of the property based on the association of the property with Miss Dolla 
Scripps, the daughter of E.W. Scripps, a prominent historical figure.  Per the cultural 
resources report prepared for the property, no association was found between the 
subject property and any members of the Scripps family.  Further, the listing claims the 
residence consisted of 14 rooms built on top of a hill surrounded by citrus trees.  No 
historical records of the property show a structure of this size, or setting.  The Historic 
Resources Inventory for 350 S. Vine Street further substantiates that the listing was 
made in error, as the description for the Vine residence matches that of the Local 
Register listing for the subject property. 

 

2.  Criteria 2.  Evidence has been presented that the property no longer retains its integrity, 
meaning that modifications and alterations to the resource have affected its location, 
design, setting, materials, workmanship, feeling or association that warranted its 
placement on the local register or its designation as a local landmark. 
 
As stated in the Cultural Resources report for the property, significant alterations have 
been made since the original construction, and no documentation proves that elements 
of a Victorian cottage were present either at the time of construction or at the time the 
property was listed on the Local Register.  The Secretary of the Interior Guidelines for 
additions and alterations to historic structures requires that the historic character of the 
property is not negatively impacted, and that the integrity of the structure not be 
impaired.  If elements of a Victorian cottage were present at some time in the past, 
significant changes have been made such that the home bears no resemblance to a 
Victorian cottage.  Further, the shape and form of the home strongly suggests that the 
original structure was constructed not as a Victorian cottage, but as a traditional four-
square. 
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